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Executive Summary

Goals & Strategies, 2000-2005
and FY 2000/2001 Proposed Budget Allocations

The City of Austin's Consolidated Plan, 2000-2005 is the culmination of an extensive analysis
of Austin's demographic changes, its housing and community development needs, current
resources to meet those needs, and continuing impediments to fair housing. The citizens of
Austin were instrumental in developing this plan. Seventy-four people testified at seven public
hearingsorsentwrittencomments,535 responded to aneeds survey, and 61 service providers
attended stakeholder meetings. Increasing affordable housing was the primary concern of the
public.

Driven by a vibrant economy, the Austin area population has nearly doubled since 1990, yet
the supply of affordable housing has not kept pace. Without intervention, me supply of new
single-fami]yhomespricedimder$^
the year 2000 alone. First-time homebuyers earning 80 percent of the area's median family
income soil find it difficult to purchase andmaintain ahome without savings orfmancial assistance
fromfamiry. TlwseearningSOpercentofmemedianincome—about$27,700fbrafemilyof
four—find it virtually impossible to purchase the median-priced home.

MtoaveovrafiRrdptocam&^
and continues to exceed demand Tlie vacancy rate has dropped below 3 percent Demand for
nearly 2,600 units priced between $376 and $625 per month will go unmet over the next five
years. Currently,feniyieseaming30per^
unit of any size, let alone an apartment suitable for a families with children. Ofhouseholds
earning 50 percent of the median income, only those who are single can afford a suitably-sized
unit—a studio or one-bedroom.

Hie lack of supply ofhomes and apartments is impacting those at other stages of the housing
contmuum.Neaxty2300fo^
another 2,100 families are on the waiting list for Section 8 certificates and vouchers. Families
often wait more than a year for short-term transitional housing to become available, and the
two primary providers of emergency shelter are turning away significant cumbers of women
and children for lack of space. Disabled residents also face a critical shortage of affordable
and accessible housing.

' • • •
IUsmghQusingprices;raelackofaffordaW
of fees, permitting delays and zbnmgprocesses; housing discrirnuiation based particularly on
disability and on race; and new federal lead-based paint abatement regulations all pose serious
barriers to increasing the supply ofsafe, affordable and accessiblehousing.

TTuoughadtizensurveyprocess,Austmre
and homeownership housing but also highlighted the need for affordable child care, including
cliildcareforthosewithdisabilin'es,an^

The City of Austin's Neighborhood Housing and Community Development Office (NHCD)
has established priorities, goals and strategies for the next five years based on this housing

EXECUTIVE SUMMARY v



2OOO-2OOS Coiiftoliilareil Plan
Executive Summary

Goals & Strategies, 2000-2005
and FY 2000/2001 Proposed Budget Allocations

^
consultations with key community institutions, input received at public hearings and during a
3(MaypubUcconmiem period The fbto^ I I
strategieswilldriveNHa^'swoikfiarthenextfiveyears: . LJ

Goal 1 Create/Retain 5,OOOAffordab(e UnttsAnnuaUy by 2005 |

Strategies:
• Ijrjkhoiisii^ services troough a conmiu^
• mcreasethesupplyofaffonMe, adaptable^
• Retain affordable housing stock through rcfaabiHtationaixJconstructionprograms
• Inoeasenonfedeialiesourcesinordertocreateandiet^ : 1
• Facilitate regulatory reform to reduce institutional barriers to housing development -*
• Expand the capacity of nonprofit housing developers

Goal 2 Create/Preserve 250 Jobs, Primarily for Low/Moderate Income Residents

Goal 3 Revitalize East 1 1th and 12th Street Corridor

Strategies:
• Increase capital available to small businesses &imcro-<nterprisesfiff startup & expansion !j
• Amend the Consolidated Plan in FY2001 -02 to reflect the Long-term Strategic Plan for *•*

Regional Minority Economic Development, to be received by Oct6ber2000. . t
• Strengthen workforce development efforts j
• Continue active involvement in the Austin/Travis County Welfare-tc-Vfork Coalition and

monitor progress of the GreaterAustin@Work Initiative to inform NHCD workforce
development efforts. '

Goal 4 Increase Opportunities for Self-Sufficfency

Strategies; . . „
• Expand resources to increasethe supply of affordable, hi^Hjuality child care
• Collaborate wi th other City Departments to expand avaflabih'ty of youth programs
• SupporteffbrtstoimprovedeHveiyofservic^tond^iborhoods -
• Continue efforts to strengthen Fair Housing enforcement

Secondary NHCD will also work toward the following two administrative goals -
Goals

a. NHCD will exceed the U.S. Department of Housing and Urban Development's spending
requirementsfoTpartidpatingjurisdictions. That is, NHCDwill hold no more than 1.5 of its ~
armiialQ>BGaUocationmitslheofcredit,aiKlfeder^
years of award.



b. AH faiKiscomiiuttedend expended tnee^
of federal funds due to the lack of internal and compliance control and 100 percent of
contractors will comply with Chy and federal regulations.

Strategies:
• NHCD will implement the monitoringplan detailed in Section V.

NHCD anticipates having the following resources for use during fiscal year 2000/2001:

Program Federal Resources
Community Development Block Grant (CDBG) $8,093,000
HOME Investment Partnership Grant (HOME) 3,147,000
Emergency Shelter Grant (ESG) 287,000

: Housing Opportunities for Persons With AIDS (HOPWA) 787.000
TOTAL FEDERAL RESOURCES $12,314,000

Additional resources include local Housing Trust Fund (HTF), housing bond activity.'and
funds generated by programs of the Austin Housing Finance Corporation (AHFC).

EXECUTIVE SUMMARY vH



2000.200:3 ConKoIiduccd Plan

Executive Summary

Goals & Strategies, 2000-2005
and FY 2000/2001 Proposed Budget Allocations

Goal 1:
Create or

Retain 5,000
Affordable

Units Annually
by 2005.

Program
Level

FY 200*01

Jobs/ Units/
Person* Businesses Lots

A* Low and Moderate Income Renters
fncnase (fie suppfy of affordable, adaptable and
accessible units, particularly rental units,
for example:
1. Rental Housing 36,676,761 - 610 167

2. Housing Multi-ferity Bonds S20.000.000 - 560

B. Low and Moderate Income Homeomierf
. Increase the supply of affordable, visitable units; Retain

affordable housing stock through rehabilitation and
construction programs; Increase no ̂ federal resources in
order to create and retain more affordable housing units,
for exam pie;
l.First-TmeHomebuyer $5,454,287 400 40 167
2. Owner-occupied Assistance S3,440,619 - 784

3.HoushgSingle-ftmly/MCCBonds $25,600,000 46

C. Homelesa and "At-Rfs kn of Homelessnes
Expand At capacity and services for longer term shelter
needs; increase transitional bousing opportunities;
prevent hoi* tlessness through tinefy Intervention; and
empower low-income persons In fedenSy assisted and
public housing to achieve seff-aufffele
for exam pie:
1. Assisted Housing $1,237,939 348 20
2. Homeless/Emergency Shelters $230,000 828

D. Accestitie / Adaptable Housing
Increase housing units that an accessible: educate
landlords and subreclpienU about accessibility taws/
ordinances; and promote voluntary adaptabtttyforall
new housing construction.
for exam pie:
1. Architectural Barrier Removal $1,000,000 531
2. Voluntary Compliance $105,000 -

J
u
J
u
J

LJ

J
J
J

vltl.



FY 2000/01

Goal 2:
Create or

Preserve 250
Jobs by 2005

PTC. gram
Level

Jobs/ Unittf
Persons Businesses Lots

A. Economic Development
Stimulate fob opportunities for tow- and very-low income
persons: Increase capital available to smaS business and
micro-enterprises for startup and expansion,
forexampte:
1. Smal Business Development
2. ConuneraBl Kevitaizatwn
3. Neighborhood Services ,
4. Public Faciities

$1334,718
5822,543

$1,588,820
$3,128,118

73

15,704
5,117

80
4*

Goal 3: ^Revitalize East Ilth«adl2fc Streets
Support the redevelopment of a discrete area wllftln one
•?/,««&> i * ost culturally rich and economically
distressed neighborhoods,
for example:
1. Commercial Revitalzat ion

East 11th
and 12th

Streets
1822,543

4"
"

Opportunitiesrr
 e fr ,,

lOr Sell-

Sufficiency

A'RtPandR"OIircM to Increase Cfalldcare Supply
Support cliywtde efforts to Increase chlldcare services for
Austin b hw-moJerate income families.

c - « « « * « „ ,1. Chid Care Services ....................................... $650,000 211
2. Chid Care Center (ElBiien Pastor) .................... $125,000 H7

B. Collaborate with Otter City Departments toExpandAvalUHIIty of Yonth Progrims
Promote the expansion of the Gty'sat-rbk youth
program y supported by the Parks and Recreation
Departm ent.
for exam pie:
1. Youth Support Services ................................. 243,813 533
IMilenniim Youth Center (debt service) ............. 540,654 5,000

C. Support Effort! to Improve Delivery of Services to Neighborhoods
for example:
l.Neghborhood Support Services ...................... $254,061 3,000
Z English as a Second Language ........................ $50,000 350
3. Housing Information and Referral ..................... $55,946 10,800
4. Senior Services ............................. 1 ............... $80,000 180

D. Continue Efforts to Strengthen Fair Housing Enforcement
Provide monitoring and enforcement servicet to the
community thai promote equitable and fair access to
housing for all of Austin* residents.
for exam pie:
1. Fair Housing Counseling ............. . .................. $255,000 630

**ARA plans to develop 10.000 tqusre f«t of office space.

EXECUTIVE SUMMARY Ix
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%OOO-2M»O5 Conxolidntcd Plnu

Purpose

The Consolidated Plait, 2000-2005} presents a coordinated approach for addressing Austin's
housing and community development needs. Theplandescnl^communityiieeds,rcsources,
priorities, and proposed activities to be undertaken with certain federal grant funds. The City
of Austin combined quantitative analyses of the needs of Austin's low and moderate-income
residents with substantial input fiom residents, business owners, community leaders, and service
providers to determine how to use these resources most effectively.

This plan was developed under the guidelines established by the U. S. Department ofHousing
and Urban Development (HUD) and it serves as me ajylicationforfourformulagiaiitpiogtams.
The grantprograms include:

* Community Development Block Grant (CDBG)

• HOME Investment Partnerships (HOME)

• Emergency Shelter Grants (ESG)

* HousingOpportunitiesforPersonswithAIDS(HOPWA)

All funding recommendations for and programs operated with these funds will be judged
basedoameirabiftytohelptheC^meetthegoalsand
Citywishestodiank1herix)reman900Austinresidentswhopartid It is
our hope that this Plan will result in helping our families and neighborhoods to work more
effectively togetherandthrivemmeyeaisahead.

National Federallawrequiresthathousu^gandcommunity developmentgrantrundsprimarilybenefit
l°w an^ moderate-income persons in accordance with me following HUD goals:

Provide a suitable living environment.

TOs includes improving me safety and livabOity of iw^borhoodsjincreasingaccesstoquality
facilities and services; reducing the isolation of income groups within areas by deconcentrating
housing opportunities and revitalizing deteriorating neighborhoods; restoring and preserving
natural and physical features of special value for historic, architectural, or aesthetic reasons;
and conserving energy resources.

Provide decent housing,

Included within this broad goal are the following: assist homeless rwrsonsmobtainmg affordable

is affordable to low and moderate-income Americans without discrimination; and increase
supportive housing thatinctudes structural featui^ awl services to eriable persons with special
needs to live in dignity.

INTRODUCTION



Expand economic opportunities.
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LJ

___________ J_ _ . . :J
Withinfiiisgoalarecreatingjobsaccessibletolow-andvetylow-incomepersons;providing . .
access to credit for community development that promotes long-term economic and social it
viability; and empowering low-income persons in federally assisted and public housing to
achieve self-sufficiency. ' \

City Of 'TteChyofAnstin^visionistobethentt^ i
Austin ^city'sNagbborfxx)dHcaism^ —the primary ; ]

adrninistratorofAustin^ HUD funding—is toprovide housing community, and small business LJ
development services to benefit eligible residents, so they can have access to livable
ndghboitoods and increase thekopportamties for se^ In order to do this, NHCD \ |
established the following goals for 2000-2005 for both housing production, community -J
development and forNHCD's administration operations:

• Create or retain 5,000 units of reasonably priced housing annually by 2005 J

• Createorretain250jobsby2005,primarflyforlowtotnodcrateincomeresidents . .

• Revitalize East 11th and 12th Streets J '

• Increase opportunities for sdfsufGciency

• NH(^wiUexceedmeU.S.DepartmentofHl^
jurisdictions
- NHC^wiUholdnomorctlianl.SitsannualCDBGaUocationiiiitslineofcre^ .
- Fedei^fimdswulbeexpimdedvritimthreeyearsofaward,

• M funds committed and expended meetregulatoryregs. !
- No repayment of federal funds due to lack of internal and compliance controls -^
- 100% of contractors are in compliance with city and federal regs.

SECTION I



V.OOO-2OOS Coi&Kolitlatod Plan

Key Participants

The housing and community development delivery system in Austin is composed of a number
of complementary components. This section describes Aeprimary institutions and organizations
ofthatsystem. MairyofmeseoigamzatiorBpartidpatedmft^
Plan, 2000-2005. Theaty'sNd^bariwodHousmgandG^
theprimaryaiithorofthisPlan. Any questions regaMing the commxmity needs assessment or
other aspects of the Consolidated Plan should be directed to the Neighborhood Housing and
Community Development Office, 5 1 2499-3 1 25, 5 1 2-499-3 102 (TDD).

Key Fourotherorganizationsprovidedsigmfic^
Contributors toNHCD- Theyare.

• ADAPT(AmericansDisabledforAttendantPiogramsToday)foranassessmentofthe
needs of disabled residents;

• Capitol Market Research for an analysis of Austin's housing market;

• DiariaMcIver&Assodatesforareviewandanaly^^
repor^ ,An Analysis oflmpediments to Fair Housing Choice in the Citv of Austin, published
June 2000).

• UW School ofPiibUcAflairs,Uiiivera^
of citizen surveys and stakeholder meetings.

Public Sector Partners

City of Austin

federal block grant programs covered by this plan. NHCD contracts with the local health
_ department to manage programs through the Emergency Shelter Gra^

Q^rtunia'esforPeoplewitbAIDS(HOP\W^)programs. NHCDalsopiovidessubstantial
fundihgtothe AustinHousmgFmance Corporation, wiiichisco-locatedwithNHCD.NHCD

— ismeauthorofiheConsolidatedPlarL. .

j • Housing Authority of the Citv of Austin. HACA is a federally sufeidized agency providing
L ' housmgtoverylow-irKomeAustmTesidents. ItoperatesbompublichoiasmgandSectionS

rental assistance vouchers or certificates. HACA partners whh a variety of public, nonprofit
and private organizations to provide residents wimediK^onal and job tramir^ programs as

: tr^movetowardeconornicself-sufficieccy.

City/County Governance.

• Ausrin/Travis County Health and Human Services Department ATCHHS provides public
health, primary care, social and environmental health services for the residents ofTravis
County, ATCHHS manages approximately $1.1 million in federal funds under contract to

INTRODUCTION
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Key Participants
w*J

NHOTtosavefhehomelessandpe<^Ielivingwto J
and research office also provides annual assessments of community needs.

• Austin/Travis County Mental Health and Mental Retardation Center ATCMHMR provides M
commimty-teedmentalhealth,m services to severely
disabled adults and children who are most in need of assistance. ATCMHMR provides a , i ;
comprehensive array of services including information and referral, psychiatric evaluation, jj ,:

244wrcrisisinterventioi^
services, case coordination, family support and resrnte care, hoiising and siq>ported living ; ]
andreadential services. Moreover ATCMHMR providesnxfctfes^ J i
on the streets, and at other community sites.

• Housing Authority of Travis County. HATC is a federally subsidized agency mat provides \ \
housingtoverylowincomeAustinresidents.HATC^smissionistoprcmioteadequate^
affordable housing, economic opportunity and a suitable living environment free from r ]
discrimination. jj"™ ii

!

Coordinating Organizations i 1

• Austin Area Comprehensive HIV Planning Council. The Council determines service needs.
sets priorities, and allocates available for&
for HIV-positive clients and tiieirfemily. The AusuVTravis County HHS administers mose
funds. The HIV Planning Council reviews and makes recommendations to HHS on the
Cfty'sprorrosedallocationofHousfflgpppor^ ''.

'' . vJ

• Community AdJonNetwork, C^NTarmvat^r^Ucpartner!Mpoflh^
organizations, is committedto Austin-Travis County becoming ahealthy, safe, educated, and
compassionate community where people work together to achieve their raH potential CAN
hasmeum<^misaonofengagmg&eco^
optimizes pwblic, private and individual assets and actions to achieve sustainable solutions to
health, human and social issues. Task forces are created for key community issues. The
CAN Working Group on Affordable flowing, in partnership with the Greater Austin
CnambCTofCommerceandtheCityofAustui^
Affordable Homes in Austin" in August 1999. Thereporte^lamsAustin'slacVofaffordable
housing and the impactit has on the region; it also makes recommendations on how to

. .address the issue. The CAN Homeless Task Force* established by the City Council in 1996,
is a standing committee focused on planning and bufldmg corisensus around me prevention of
homelessnessaixihowtohdpthosewrwarehom

• Community Development Commission. (CDO The Austin City Council appoints members
of the community to the CDC. Tie IT-^emberCtX^reviewsandmakesrecommendations
to Council on the annual allocation of Community Development Block Grant and Home
InvesbnentPartnershipsmonie& .

SECTION I



Nonprofit Organizations

Austin has a netwoik of community-based nonprofit organizations that provide a range of
housing and economic development assistance to area residents in need. NHCD contracts
with numerous nonprofi ts to provide housing assistance from emergency home repair to new
constmcn*onforrentCTpiirchaseTcreditcounselmg,andgapfi^ NHCD also supports
numerous organizations that promote economic and community development in low and
moderate-income neighborhoods. One of these organizations is the Austin Community
Development Corporation (ACDQ, a key source of alternative financing for small businesses
in low-income areas. ACDC was created within NHCD in 1995 and became an independent
organizationin 1997.

Additionally, the Greater Austin Chamber of Commerce and the minority Chambers of
Commerce serve the Am'can-American, Hispanic and Asian cxjmmunities and work wfthNHCD
throughout the year to improve services to low and moderate income residents.

Private Sector Partners

Anumberoffor-profithomebuildeis,
and the Austin Housing Finance Corporation to create or retain affordable housing in Austin,

State Agencies

• Texas Department ofHousinp and ComnamiHv Affairs. TDHCA administers numerous
programs tfmt support affcinl^
Hie State Low Income Housing Tax Credit program and bond programs have created more
than 1,000 affordablerental apartments in Austin.

INTRODUCTION
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ij

Public Participation and Process
wJ

The U.S. Department ofHousing and Urban Development (HUD) requites that citizens have
opportunities to review and comment on the local jurisdiction's plans to allocate HUD funds.
The City considers it the right of all citizens to be informed about and have the opportunity to
comment on the use of public funds. Austin's Citizen Participation Plan (CPP) provides
information about how residents, institutions, businesses, and community organizations may
participate in the development of the City's Consolidated Plan and related documents. The
CPPappHestofweareasofplani^fortheC^of , 1
developmentmonies: (l)thedevdopmentofthefive-ycarC^nsoHdaledPlan;(2)eaciannual "^
Action Plan; (3) each annual perfbrmancereport; (4) substantial amendmentstoaConsolidated
Plan and/or Action Plan; and (5) amendments to the CPP, itself. Copies of Austin's Citizen , 1
Participation Plan are available fromNHCD.

TteConsoHdated Plan is deagr^ tote ̂  j i
a unified vision for community development actions. Citizen participation is a critical part, J
including developing and amending the plan as well as reporting on program performance.
Stakeholder meetings, public hearings, citizen surveys and opportunities to provide written
comment are all a part of this strategy. The City makes special efforts to solicit the views of
dtizens who reside in the designated CDBG-prioritynd^iboih^^
ther^rtitipationofaUdtizensinctatogim ; j
persons with disabilities. —'

HUD requires that iriepublicha^
Plam through consuhations with community instit^
a thirty-day written comment period. The City of Austin provides further opportunities by
meetingwith stakeholders, conducting citizen surveys, andholdmg five additional r^lichearings
withme Community Development Commission, lie public is rwtifiedofftese activities throujji
English and Spanish advertisements in local newspapers, announcements on me City's cable-
access Channel 6, and flyers in neighborhood centers and at local public housing authority
offices. Thestepsforpubttcpartitipatkmmthefive-^^

1. Consultation? yj *h Qtiher Community Institutions. In developing tile Consolidated Plan, the
City consulted withother public andprivate agencies that either provide or have direct impact
on the broad range ofhousing, health, and social services needed by Austin residents. The
purpose of these meetings is to gather information and data from established community
institutions. The City sougjht specific inputto identify the needsofhomdess persons, persons
with HIV/AIDS and their families, and persons with disabilities and other special needs.
NHCD staffheld a total often consultations with appropriate agencies. From December
1999 through March 2000, meetings were held to discuss lead-based paint hazards and the
needs ofvarious at-risk populations, including the homeless, people livingwith HIV/AIDS,
the disable^ the mentally fll, and public housing residents. Staffalsometwithhomebuilders
and developers and citystaffto discuss housing development Consultations with officials
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from Round Rock were held in July 2000 regarding non-housing community development
issues.

2. Stakeholdermeerines. Seven meetings were held in February and March 2000 with those
organizations and businesses that receive HUD funding or have interest in those funds to
iiifoimQtystaffntfheron(hehousmg,com
community, specifically low and moderate-income residents. Nonprofit and private
organizations that coulddeliver services identified in tfie Consolidated Plan were also invited
to participate. The topics discussed were: emergencyshelter/transitionalhousing(public
and assisted housing, rental housing, first-time homebuyers, owner-occupied housing,
econoirdcdevelopment, andpublicservices.

3. Citizen Surveys. From February S to March Sr 2000. citizen survey boards ware placed in
18 locations throughout the City to soUcitinput^iucorimvunity residents on theneedsirv
housing, community development and social services. NHCD received 535 surveys in
response. The results are discussed in detail in Appendix A.

4. Cornmunitv Development Commission Public Hearings. A total of seven public hearings at
both City Council and me Community Development Commission (CDC) meetings will be
heldduringthedevelopmentoftheCtonsoUdat^
on February 8 and February 15,2000 to gather information on community needs from
citizens. Over 100 citizens attended these hearings, and 68 testified on the needs or on
behalf of specific programs orproviders. Notification of CDCpubHchearings appeared in
the Austin American Statesman on January 24,2000, HMundo on January 27,2000 and

' TlieC^tolTmiesonJamiary20,2060,^
2000 at the Housing Authority of the City of Austin. Notification for this final hearing
appeared mlhe Capitol Times on April 20,2000, me Austin American Statesman on April
21,2000 and La Prensaon April 24,2000.

5/Written Comments. rfflCP staffcom^
adraft Consolidated Plan, which also includes the proposed attocation offi^-year funding.
From May 5 to June 5,2000 the draft Consolidated Plan was made available to the public
fbrwrittencornments. ThepiMccoddreviewtbedraftplanattbenA
centers,NHCDjocalpubHchousmgautho^
ofavailability ofthe draft appearedinme Austin American Statesman on Aprfl 25,2000, La
Prensa on April 24,2000 and The Villager on April 28,2000.

6. Citv Council Hearings. Texas State law requires that two public hearings be held with the
City Council to receive oral public comments. These hearings were held on May 11 and
May 18,2000. Notificationappearedmthe^
The Capitol Times^n April 20,2000 and La Prensa:on April 24,2000.

7.Final Action on the ConsolidatedPlan. All written or oral testmtmvrjro^ded was considered
inpreparingthefinalConsolidatcdPlan. AsunmiaiyoftestimonyreceivedandtheCity's
reasons for accepting or not accepting the comments is at Appendix D. The CDC made
final recommendations to the City Council on the Consolidated Plan at their July 11,2000
meeting. All materials were provided to the City Council in advance of their meeting on

DCQftB
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S Coiutolidtucri Plan

Public Participation and Process

An eligible activity
is defined as economicdevelopment,public facilities,housingorpublic services,

• AcianulativechangemtheuseofCDBGfiinds within an eligible category that involves nx>re
than a 10 percent increase or decrease in aprogram's funding for any given year.

In the event that there are substantial amendments to the governing Consolidated or Action
Plan, the City will draft me amendment and after reasonable notice make the draft amendment
availablefbr 30 daysofwrittenpublic comment TheCttywiUpubIish,inEngIishandSpanish,
abriefsummatyoftheproposedsubsim^
znaybeviewed. Copies^villbemadeavaiJal>letothepi*Ucuponrequest Duringthe30-day

10 SECTION (

August 3,2000. With Council approval, the Plan will be submitted to HUD no later than |J
August 15,2000.

Action Plan

Each year the City must submit an annual Action Plan to HUD, reporting on how that year's
funding allocation will be used to achieve the goals outuned in the five-year CciisoUd t̂edPlaa
NHCD staffwiU gather inputfrom citizens and stakeholders and prepare flie draft Action Plan.
The CDCshallhold two initial r^Hchearingstorecdwdtizeninputon i I
report fOTthepreced^g year and me proposed A^ The ^
hearings will provide the Commission andNHCD staff with the rwbKc's perspective on Austin's
bousingaTidcommunirydevelopmeDtneeds. AdraftActionPlanwiUbeavailablcforSOdays ,1
forpoibUcccmmentafterreasonablenoticetothepublicis given. During this comment period,
theGtyCtomcUshaUconducitwopubliche^gstorecw i i
ActionPlan. The CDC shall meet again to make fi^ recommendations to Coundlbeforefinal ij
action by the City Council is taken. When approved by Council, the Action Plan will be
submitted to HUD. The 2001 Action Plan was developed during (he five-year consolidated
plan process.

Substantial Amendments to Consolidated/Action Plan

Recognizing that changes may be necessary to the Consolidated Plan and Action Plan after
approvaltHUDallowsfoT"sxibstantialamendnients''toplans. Criteria for determining what
institutes a substantial araerKtoent are Federal law requires
only that citizen participation be incorporated and mat any change from one CDBG-digible
category to another are deemed substantiate^
programs received by the City of Austin—HOME, ESG, and HOPWA—arenotsubjectto
public review and commentunder HUD requirements. Notificac'onofanychangeinfunding
allocations, however must be provided to me CDC and the City Council

The City of Ai^tin defines a substantial amendment as:

• A proposed use of CDBG funds that does not address a need identified in the governing
Consolidated or ActionPlan; or



comment period, the City Council shall receive oral comments in two public hearings. The
CDC shall meet to make recommendations to Council prior to its final action. If adopted, the
pubUcwiUbei»tifiedofthefinalama>dmOT^

Consolidated Annual Performance and Evaluation Report (CAPER)

The City is required to submit annually by December 30 aCAPERtoHUDthatdescribesthe
City'sprogressinmeetingthe goals in theConsolidatedPlaa NHCD staff prepares the draft
CAPER. The CAPER is available for ISdays ofwritten public comment The atywfll notify
the public through advertisements in at least one newspaper of general circulation as well as
newspapers that target minority and special needs populations. The final CAPER and public
ammatfswUlthenbesubntittedtoHUD.Tte
at oneofme initial CDC public hearings on the proposed ActionPlan forme subsequent fiscal
year.

Amendments to Citizen Participation Plan

In me event mat changes to the Citizen Participation Plan are necessary, the NHCD staff shall
draft them. Afterreasonablenotice^ these will beavailableto&epublicforlSdays ofwritten
comment The CDC and City Council shall each hold a public hearing to receive oral public
commentsontheproposed change.^
filial Council action. IfC^uncUrevisestheCPP, an advertisement shall be irwluded in local
newspapers notifying the public of the change.

Complaints

Written complaints may be directed to the City with regard to any HUD program or activity.
Whenever possible, a timely, written, and substantive response to the complainant will be
prepared within 15 working days of receipt of the complaint by the appropriate department
If a response cannot be prepared within the 15-day period, the complainant will be notified of
theapproximatedatearesponsewillbeprovided. Written complaints must clearly state the
complainant's name, address, and zip code. A daytime telephone number should also be
included in the event further information or clarification is needed. Complaints should be
addressed as follows:

For CDBG or HOME programs, correspondence should be addressed to:
Mr. Paul Hilgers, Community Development Officer
Neighborhood Housing and Community Development Office
City of Austin
505 Barton Springs Road, Suite 600
Austin, Texas 78704

INTRODUCTION 11
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Public Participation and Process
J

For ESG or HOPWA programs, correspondence should be addressed to; J
Mr. David Lurie, Director
HealthandHumanServicesDepartment : |
City of Austin J
2100RSt Elmo Street, Building30-E ^
Austin, Texas 78744 ; |

With a copy sent to Mr. Paul Hilgers at the above address. -*

Iftheresponseisnmsuffiden^anappealnuiybediiectedtotheCityMa^ I j
responsewillbcprovided\vitHn30days. Aaa^ealshbuldbeaddressedasibUows:

• ' ! 1Mr. Jesus Garza jj
City Manager
CityofAustin .- ]
P.O. Box 1088 J
Austin, Texas 78767

:J

u

I I
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Community Profile

POplllQtlon "Hw Austin metropolitan economy hasbecometheeavy ofmanyuibanateasaaossfliecountiy.
Growth Alongwiihgrown^downtown

workfon^theO'tycontimicstoseersmaitablcpopiilationmaTsase^
increase, in part, reflects the high net migration into Texas. The state's population increased
19.4 percent between 1980 and 1990 and another 20.4 percent between 1990 and 2000,
with most growth concentrated in the four major metropolitan areas, Dallas-Fort Worth,
Houston, Austin and San Antonio. The three-county Austin metropolitan area accounted for
8.9 percent of the state's population growth between 1980 and 1990 and nearly 11 percent
between 1990 and 2000, even though it had only 3.8 percent of the state's population in 1980.
(Ihe 1999 Austin MSA includes Bastrop and Caldwell as well as Travis, Hays and Williamson
Counties).

Table 1.1

Population Increase by Location and Year, 1980-2000

Area 1980 1990 2000 Pcpccat ChanfiB Pfircent CfcmB*Area I»BU iwu zuuo 1990-2000

Austin

Travis County

Austin MSA

Texas

345,109

419,573

536,688

14,229.191

465,577

576,407

781,572

16,986,510

642,994

747,059

1,161,796

20,454,074

34.9%

37.4%

45.6%

19.4%

38.1%

29.6%

48.6%

20.4%

Source: US. Bureau of Census, Population Cerma. Texas Stale Data Center, February 25,2000

Travis County's population grew by 37.4 percent between 1980 and 1990—sixty seven
percent due to in-migration—and another 29.6 percent between 1990 and 2000. A very
large proportion (76.8 percent) of the county's increase occurred within me City of Austin,
contrary to the trends experienced by many other central cities around the country. Between
1990 and 2000 this trend accelerated—with portions ofTravisCoxmry outside the City limits
actually decreasing in population—due to the largcnumb^ofapartmentunitsbirilt within the
cityofAustin and the outward migration ofsin^etkrifly construction to AMUiainson and Hays
Counties.

The City of Austin Planning and Environmental Conservation Services Department projects
continued population and household increases in both Travis County and the City of Austin
through 2010. Travis County is expected to increase by another 24percenlbetween 2000 and
2010, adding 348,963 persons and 146,692 households. Austin is expected to increase by

. another 25 percent, reaching a population of about 801,464 residents and 321,440 households
by 2010. TTiis translates into an annual increase of 6,394 households by 2010.

j
L!
LI
J
u

j
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Table 1.2

Household Increase by Location and Year, 1990-2012

City of Austin 1990 2000 2010

Total Households
Percent Change

Total Population
Percent Change

Travis County
Total Households

Percent Change
Total Population

Percent Change

192,136

465,577

232,861

576,407

257,498
34.0%

642,994
38.1%

302.964
30.1%

747,059
29.6%

321,440
24.8%

801,464
24.6%

379,553
25.3%

925,370
23.9%

Source: Department of Planning, City of Austin. "Population Forecast." January 2000
Texas State Data Center, Household Forecast By County. February 1998
Texas State Data Center, Population Forecast by County, February 1998

A vibrant economy has been theprimary driver of Austin's remarkable growth. During the
and Economic 1990s, broad-rjasedleadershipdrbveccoix^

Outlook sc^OTa^^vl^tyba^fre^OT^nowbeccmeo^
centers, borne to international vanguards in the electronics, software and hardware industries.

Table 1.3

: Top 10 Employers In the Five-County Austin Region

Employer Activity Personnel

The University of Texas at Austin Higher Education, Research 20,277
and Public Service

Dell Computer Corporation Computer Systems 19,500
Motorola, Inc. . . Microprocessors 10,500
City of Austin City Government 10,000
Austin Independent School District Public Education 9,417

IBM Corporation Electronic Circuit Cards, 7,500
Hardware and Software for
Personal Systems and
Advanced Workstations

HEB Grocery Co, Grocery Stores 7,500

Seton Healthcare Network Healthcare Services 6,756

Internal Revenue Service/ Austin Regional Processing of Federal 5,800
Center Income Tax Returns
AMD Integrated Circuits 4,300

Manufacturing

Source: Greater Austin Chamber loj'Commerce
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A thriving venture capital presence—investmentsof$204iijillion in 1998 and$736 million in
1999—is spurring new startup activity. Growing wealth is boosting retail and construction
activity. The above profile of Austin's top 10 employers speaks to this diversification.

Employment growth has consistently averaged over 5 percent each year since 1992. According
to Angelou Economic Advisors, between 1990 and 1999 more than240,000 new jobs were
created in the region, and another 66,400 are anticipated by 2001. By January 2000 the
region's unemployment ratehad dropped to only 2.3 percent, less than half nic unemployment
rate across the state.

Chart 1.1

Austin MSA Job Creation ft Projections

1995 1996 1997 1998 1999 2000 2001

While 11 percent ofall the new jobs in Texas since 1989 were created in Austin, 35 percent of
all the state's new manufacturing jobs were created here. Still, nearly half of the 66,400 new
jobs anticipated by 2001 are likely to be service sector jobs. Just over 37 percent of all the
new jobs in the region will be related to Ihetechnology sector.

J
u
J
u
u
u
J
J

Chart 1.2

Austin MSA Forecasted New Jobs by Industry. 2000-01

Services
48V.

Manufacturing
m

Construction
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Household
Charact-

eristics

The dramatic increase in the number of City households is due primarily to in-migration but
also reflects a steady decline in household size - from 2.75 persons per household in 1960 to
2.33 in 1990. Other major changes in City households included a decline in tbepercentage of
family households (related individuals living together) from 59percentinl980to55percentin
1990. By 1990, nuclear families comprised only4l percent of total households-three-
quarters of which were married couples—while single persons living alone and individuals
living in shared housing grew to more than a third of Austin households. Single persons living
alone made up 34 percent ofhouseholds, while those in shared housing stood at 4 percent by
1990.

Table 1.4

h

i

Household Type and Relationship, 1990
. : '. City of Austin

Household Type
Family
Non-Family

Total Households

Living Alone
With Spouse
With Child

.With Other Relative

With Nonrelatives .

Persons in Group Quarters

1980
79^96
54,489

133,785

39,431
- 62351

105,818
Included
above

23,164

16,991

%
59.3%
40.7%

29.5%
46.6%
813%
0.0%

173%

1990 %
105,416 54.9%
86,720 45.1%

192,136

65,440 34.1%
78,576 40.9%

122,068 63.5%
20,935 10.9%

7,648 4.0%

18,042

Source: U.S. Bureau of the Census, Census of Population, 1990 . -.

Age of
Population

As of 1990, Austin was gradually becoming an older community. Since the 1960s, the
percentage ofhouseholds with chudren has declined while the number of adults in the City has
i«/WAAc<cw4 A 1 rvn tmr K I prti mtAan/4 not in/>nac>Ain Ao TMtrviVm' nfrvmvfini' irt +1i» « Nirpl' AwVhA'lMitf

r

r

led to a decline in the percentage of children from 26 percent of Austin's population in 1970 to
20 percent in 1990. The nearly 200 percent increase in those aged 25 to 44 reflects, in large
part,theaguigoftheBabyBoomgeneration.

The elderly population increased by 8,625 between 1980and 1990.By 1990,7.4 percentof
Au^'srwpulationwasovertheageof65.Since ̂ ^
has increased by 150percent These growth trends are exrjected to accelerate dramatically as
the "Baby Boom" generation ages.
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Table 1.5

City of Austin Population by Age Group, 1960-1990

Age Group 1970

0-4Years 21,536
5 - 14 Years 45,026
15 -24 Years 67,070
25 -44 Years 60,253
45 -64 Years 40,260
65 -74 Years 10,819
75.- 84 Years 5,342 .

95+ Years 1,502
Total 251,808

Median Age 24.0

1980

24,244
44,978
92,250

110,545
47,895
15,305
.7,813
2,513

345,544
26.1

1990

35,052
57,288
95,343

180,177
63,460
19,691
10,819
3,747

465,577
28.9

Change
70-90
13,516
12,262
28,273

119,924
23,200

8,872
5,477
2,245

213,769

% Change
70-90

62.8%
27.2%
42.2%

199.0%
57.6%
82.0%

102.5%
149.5%
84.9%

Source.- US Bureau of Census, Census of Population for Austin, TX

Disabled Demographic Profile

Residents With Disabilities

According to the 1990 Census, 76,184 Travis County residents or 173percent of die County's
population were living with a disability - slightly less than the national proportion; across the
United States nearly 20 percent of the population—48,9 million people—havcadisability of
some kind

In 1990nearly halfoffile disabled residents ofTravis County—approximately 36.6S6 persons
or 83 percent ofthe Qnanty population—\verelrvingwithasevere disability. (One is severely
disabled ifthey are unable to perform, on their own, one ormoreactivitiesofdafly Irving, such
as walkmg,batog, dressing, cwkin&
the phone, among others). As the Austin population as a whole has increased, the number of
residents Uving with a severe disa^ 1990s. The Texas Health
and Human Services Commission estimates mat 57,834 Travis County residents were living
with a severe disabilities by 1999—an estimated 8.1 percent of the County population. The
Commission estimates mat number to be 59,060 residents in the year 2000.

Despite these Travis County estimates, no reh^lecun^ data erist on the number and location
of people with disabilities in the City of Austin. The 1990 Census categorized people with a
work disability and people with a mobility or self-care limitation. Each of these categories
indicates whemerarxrsonhasahealth condition that has lasted formore than six months that
has a) limited the kind or amount of work a person could do, b) limited theperson's ability to

J

y

y
j
u
y
y
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' :_. leave home alone, or c) made it difficult to take care of their own personal needs, such as
' dressing or bathing.

_ According to the 1990 Census, there were 23,491 people with a work disability; 9,905
! people with mobility and/or self-care limitations; and 12,007 with both a work disability and a
i . niobiHtyOTself-K^re limitation
, — disabilities in the City of Austin in 1990. Since many disabilities arehidden and not apparent to

the public (e.g. mental illness, epilepsy) or, because of social stigma, are not disclosed on
census data, it is generally agreed that census data underreport the number of people with

1 — disabilities.
i • • .

'' Geographic Concentration
I ; , ' . :

Based on tract-level census data, there were no concentrated areas of persons with a self-
i ___ disclosed work disability and amobility or self-care limitation in 1980 or in 1990. Exceptions
, • include several censustractstbatarehometomstituticoalfe

such as the State Hospital (serving those with mental illness) and the Travis State School
'_ (servingthosev^devdopmoitaldisabilities).
i . . • ..
i Affi & Racial/Ethnic Distribution

Tliose with a disability in Travis County tended to be olderthanthepopulation as whole. Over
1 SOpercentofTravisCountyresideotswimadisa^
, — percent were between the ages of 45 and 64, and 29 percent were ages 22 to 44.

i TiavisCoimtyresidentstivingwimadisabnity
I ~~ Just over 20 percent ofTravis County residents with a disability in 1999 were Hispanic, and
. nearlylSpercentwereAincanAnierican.

Table 1.6

Estimated Travis County Population With a Severe Disability
by Age a Radal/Ethnic Group, 1999

Age Group

0-21
22-44
45-54
55-64

65 and older
Total

Hispanic

1,027
4,448
2,287
1,880
2,428
12,071

(205%)

Black
(Non-Hispanic)

617
2,975
1,403
1,357
2,223
8,574

(14.8%)

White & Other
(Non-Hispanic)

. 1,895-
9,345
5,873
7,002
13,075
37,189
(643%)

Total by Age

3,539(6.1%)
16,768(29.0%)
9,562(16.5%)
10,239(17.7%)
17,726(30.6%)
57,834(100%)

u
Source: Texas Health and Human Services Commission, Fiscal PoHcy and Research Division

i - — . . - - - - — - .
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Income Levels and Sources

Most of those living with a disability earn less than 50 percent of the area median income.
Income is closely related to whether or not the disabled person is employed. Of those with
disabilities who are able to work and want to work, 70 percent are unemployed. Nationally,
less than one-third of the disabled aged 18 to 64 have jobs, compared with 76 percent of the
population as whole. Whether or not a disabled individual is employed is generally related to
the seventy of the individual's disability.

Trwse who cannot work are likely to be living on some form of public assistance. According to
the Social Security Administration, 7,676 ofTravis County's disabled residents—about 13
percentofthe residents withaserious disability—wereonafixed income from Supplemental
Security Income (SSI) in December 1998. Many others were on fixed incomes from Social
Security DisabiHtylnsurance(SSDI) or veteran*sbenefits.

Both of these sources of income are not only very difficult to obtain, but in the end, pay very
little relative to the cost of housing in Austin. Hie Texas Disability Determination Services
denied 70 percent of the 91,472 initial applications for SSI between October 1997 and
September 1998. Those who do quality receive an SSI payment of $494 per individual per
month (the equivalent of $3.09 per hour). Those who quality for SSDI receive anywhere from
$200 to $ 1,000, depending on past work income. In Austin, SSI benefits are equal to only
17.4 percent of the median income.

Table 1.7

Radal/
Ethnic
Group
Hispanic

Afiican
American

Asian

WKte/
Other

Total

Austin MSA Population by Race a Ethnicity, 1980 - 2004

1980 1990 1999 2004

94367

49.523

5903

386,895

536,688

17.6%

92%

1.1%

72.1%

100%

137,866

70,205

17.894

535.607

781,572

20.2%

9.0%

23%

68.5%

100%

295,422

104,611

32^90

700394

1,132,817

26.1%

9.2%

2.9%

61.8%

100%

362338

117.794

40,793

737,507

1,258,432

28.8%

9.4%

32%

58.6%

100%

1990-
1999

Change
87.1%

49.0%

81.0%

30.8%

44.9%

y

y

y
y
y
y

y

Source: U.S Bureau of the Census* 1980-1999; 1999 4 2004front Oaritas

RaC9/ I06 racial a™* ethnicdiversity ofthe region is increasing. The Hispanic population across me
EthnlCitV and metropoHtanareamoreihan tripled between 1980 and 1999, growing from 17.6 percentof
Pndnl/Ethnlc ftepopufa&mml980to26.1p«ceatinl9^
KQCiai/cinnic tyoKflher^iepersonstoanestimated^^

Concentration aH2(XMprojectionsarebasedonestimatesby
and should be considered only estimates until actual census data become available.
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The African American population across the metropolitan area doubled between 1980 and
1999, continuing its share of the population at 92 percent. That proportion is expected to
increase very slightly to an estimated 9.4 percent by 2004. Up from nearly 6,000 in 1980 to an
estimated 32,3 90 in 1999, the Asian population is the second fastest growing minority group
in the metropolitan area.

Table 1.8

City of Austin Population by Race & Ethnicity, 1980-1990

Rtdal/Efcnic Group

Hispanic (all races)
African American
Asian & Pacific Island
Native American
Caucasian
Other

Total

1980

64,227
42,112

3,641
1,003

231,956
2,170

345,109

%

18.6%
12.2%
1.1%
0.3%

67.2%
0.6%

100%

1990

105,162
56,327
13,564
1,305

288,428
791

465£77

%

22.6%
12.1%
2.9%
0.3%

62.0%
0.2%

100%

Change
80-90
56,472
14,215
9,923

302
40,935
(1*379)

120,468

% Oiange
80-90

24.3%
33.8%

272.5%
30.1%
63.7%

(63.5%)

34.9%

Source: U.S. Bureau of the Census. Census of Population. 1980-1990

Like the MSA, the City of Austin is growing increasingly diverse. Between 1980 and 1990,
the City's Caucasian population increased by about 53,000 persons but declined in
predominance from 67.2 percent of the City's population in 1980 to 62 percent in 1990. By
1990, minorities comprised 38.1 percent of the City's population. Hispanics were the largest
minority group at 22.6 percent of the City population, up from 18.6 percent in 1980. Second
largest istheAfiican-American population at 12.1 percent in 1990, holding steady from 12.2
percent in 1980. The Asian population was the fastest growing minority group in the City.

With increasingdiversity in the City as a whole has also come a measurable decrease in racial
and ethnic segregatioa The Dissimilarity Index or D Index is a standard tool ibr measuring the
level of segregation across the census tracts of a community. In general, a D Index score
between zero and 29 represents low segregation, between 30 and 59 is moderate, and between
60 and 100 is considered ahigh level of segregatioa

Black and white residents across the City and Travis County became significantly more
integrated between 1970 and 1990, as the D Index score for blacks in the County dropped
38 percent from a relatively high 72.0 to 44.6. While segregation for Hispanics did not drop as
dramatically, the D Index for Hispanics across the County decreased between 1970 and 1990
from 42.2 to 32.6. In 1990, levels of segregation were higher in the City of Austin than in
Travis County as a whole. In 1990, black-white segregation showed an Index score of 56.84,
and Hispanic segregation showed a score of 41.5—both considered moderate levels of
segregation. .
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Community Profile

Map 1.1
Percent Concentration of Hispanic Residents by Census Tract

Source: 1990 U.S. Census

Increasing integration canbetied in part to job growth. Between 1980 and 1990, census tracts
in which large employers are located showed an influx ofboth white and minority residents,
-creating a more diverse community. Still, patterns of segregation and concentration across
Austin's neighborhoods persist much as they have since Ac 1930s.

While the total number of white-concentrated census tracts are expected to decrease as the
City grows more diverse, Hispanic-concentrated tracts will likely increase. Diana Mclver &.
Associates analyzed current and projected tracts of extreme white concentration (90 percent
or higher), extreme black concentration (50 percent or higher), and extreme Hispanic
concentration (70 percent or higher). Based on this analysis, die patterns of racial and ethnic
concentration across the City are expected to remain by 2004. White-concentrated tracts are
expected to continue dominating the west; black-concentrated tracts wifl continue to prevail in
toe east and northeast; and Hispanic-concentrated tracts will continuetobe located largely in
the east and southeast sides of the City.

J

u
u
u
j
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u
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Map 1.2

Percent Concentration of African American Residents by Census Tract

Census Tract KBIicfc (non4ibp ^

Source: 1990 U.S. Census

INTRODUCTION 23

1



37

ZOOO-2OOS Consolidated Plan

Community Profile

Map 1.3
Percent Concentration of Minority Residents by Census Tract
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Source: 1990 U.S. Census
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Alongwiththeeconomicandpopulationboomhascomcgrowthinaveragewagesandinper
8t ^pitahcome,Betweenl990andl995,theaveragewageacrossthemetropolitanareagrew

Povertv ky 4-2 P61*611* annually. Wage growth accelerated between 1996 and 1998, growing 7.5
y percent annually. Similarly, per capita income grew by 5.4 percent annually between 1990and

1997.StilI,neitheroflhesemeasuresindicatetheextenttowhichresidentsatalllevelsofthe
income spectrum are sharing in the growth. Unfortunately, until 2000 U.S. Census data are
available an accurate assessment of the emerging income distribution is not available.

Looking back, however, both median income and income disparity grew between 1980 and
1990.WhUethernimbCTofhoiisehoIdsgiwty
72.8percent—upfrom$14,699in 19SOto $25,405 in 1990.

Table 1.9
City of Austin Household Income by Income Range

Income Range

Less than $5,000
$5,000 to $9,000
$10,000 to $14,999
$15,000 to $19,999
$20,000 to $24,999
$25,000 to $34,999
$35,000 to $49,999
$50,000 +

Total

1980

Households %

20,586 15.33%
24,899 18.55%
22,825 17.00%
18,801 14.00%
14,996 11.17%
17,438 12.99%

. 9,741 7.26%
4,968 3.70%

134,254 100.00%

1990

Households */»

17,171 -8.94%.
18,195 9.47%
20,298 .10.56%
20,114 10.47%
18,806 9.79%
30,859 16.06%
29,905 15.56%
36,788 19.15%
192,136 100.00%

1980-90 Change
HH ,,

Chance /m

-3,415 -16.59%
-6,704 -26.92%
-2,527 -11.07%
1,313 6.98%
3,810 25.41%
13,421 76.96%
20,164 207.00%
31,820 640.50%
57,882 43.I1V.

Source: U.S. Bureau of the Census, Census of Population 1980-1990

r

At the same time, the number of households earning incomes over $50,000 grew by an
overwhelming 640 percent between 1980 and 1990, while the number of low-income
households—those earning 50 percent of the area's median tamily income—grew by an

; estimated lOto ISpercentThenumberofil^iesKvmgbelowraepovertyte
7,817to 12,143, an increase from9.8 percent ofAustin's families in 1980 to 13 percent of
Austin's families in 1990. SimOariy,^numbCTofpersonsUvingbelowthepovoty line grew
from 15 percent of Austin's population in 1980 to 17.9 percent of Austin's population in
1990. . i

Once again, poverty is more concentrated in the City of Austin than in portions of the MSA
outside the city limits. In 1990, ISpercentofAustin^sfernflies were h'ving below the poverty
leveiv^eoiity6.4pcrc^ntoffemiUeslivJnginportionsofthe^
below the poverty line. In 1980,90 percent ofthe Qyunty'slow-income households lived in
Austin. By 1990 the percentage remained stable at 89.9 percent
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Community Profile/

Table 1.10

1980-1990 Income a Poverty Statistics

Median HH Income
Mean HH Income

Median Family Income
Mean Family Income

Persons Below Poverty
Line
Percent of Population
Below Poverty Line

Travis County & City of Austin

Travis County
1980 1990 80-90

%Chg
$15,741 $27,488 74.6%
$19,680 $36,828 87.1%

$20,514 $35,931 75.2%
$23,973 $45,725 90,7%

57,504 89,090 54.9%

14.4% J6LO% 14%

Q ty of Austin
1980 1990 80-90

%Chg
$14,699 $25,405
$18,392 $33,944

$19,520 $33,455
$22,837 $42,729

51,863 80,369

15.0% 17,9%

72.8%
84.5%

71.4%
87.1%

54.6%

Z9%

Source: US Bureau of Census, Census of Population 1980-1990

J

J
t

J

J

JJ

LOW InCOmO Inke*pingwithfederaHaw,NHCDtaigetshsfede^
Priority m^e^^^comei^dei^-ftis,thCTefOTe^^

Neighborhoods P°v^^™a^1°ym^eristwi*intheCi^
While unemployment in 1990 was a relatively low 6.4 percent, high rates of poverty and
unemployment were clustered in census tracts east ofInterstate-35.

In 1989>only4.5percentofAustin's households received pubHcassistaiK^ yet the concentr^
ofthese households is startling. Households receiving public assistance woe heavily concentrated
in the census tracts east of Interstate-35, south of the Colorado River and surrounding the
University ofTexas campus.

Forthemostpart,tractswitnthetighestiatesofpove^
also correspond to tracts of greater
unemploycnent rates (greater than 15 peicexrtX
exception, censustract22.04, is the site of the Travis State School fi»people with devdopmental
disabilities. Accordingly, census data from this tract are likery skewed Similarly, the six census
tractswiththehighestnumberoito^ —more than 20 percent
—are also areas of ethnic concentration.

These profiles of poverty concentration have driven die selection of neighborhoods to which
federaJCoinmnirylWelopme]^
1.5, and 1.6 highlight census tracts with high unemployment, poverty, and people receiving
public assistance, Mapl.7outlinestheNHCDpriorityneightor^
the next 5 years.

J
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Map 1.4

Unemployment by Census Tract

Ctnsus Trad Unemployment Rtt .
OtolOK

Source: 2990 U.S. Census
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Community Profile

Map 1.5
Percent of Population Below Poverty Line by Census Tract
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Source: 1990 U.S. Census j
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Map 1.6
Number of Households Receiving Public Assistance by Census Tract

2 S$f& Ontus Tract [HHw/Pubfic
S££%aoto*3 Assistance]
% EBwotow

.-1990 U.S. Census
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Community Profile

Map 1.7

CDBG and HOME Priority Areas
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Overview of Austin Housing Market

Detailed analyses of the homeownership and rental markets are provided in later sections.
This overview discusses Austin's housing market generally. Note that 2000 Census data will
be invaluable in updating this analysis. Until 2000 data are available, 1990 Census data are
used and are supplemented generously with more recent data from other sources.

Housing Exuberaritmvestmentinnewapartment
Production theearlvaJMlmid 1980s. New units were added at an unprecedented rate, while absorption

ra^°^new^tero^a^Dro^e^PI^0^rccords- Between 1986and 1993, the market
slowed, recovering from overbuilding in ^
new job formaticm.Beguuungrn 1994 ai^
Austmeconomyacc«]erat^newhoxisingproduction,peakingin 1998 at 16,423 new housing
units permitted across the MSA.

Chart 2.1

L. 25,000

MSA Housing Units Authorized by Unit Type and Year

• Multi-Family D Single Famfly

Source: Capitol Market Research

Travis County building permits accounted for 69 percent of toe regional housing production
and 84 percent of the regional multifamily housing production. Still only 40 percent of the
TnetiopoHtansingle-tkmfy housing t^^
Austin Development Review and Inspection Department records indicate that 3,497 single-
family permits were issued in 1998—approximately 53 percent of theTravis County total
and 32 percent ofthe permits issued in the metropolitan area. That is, nearly 70 percent of the
metro area single-family housing production occurred outside the City ofAustinin 1998.
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Overview of Austin Housing Market

Table2.1

Single Family and Multi-Family Building Permits 1980-1998

Year
1980
1981
1982
1983
1984
1985
1986
1987
1988
1989
1990
1991
199Z
1993
1994
1995
1996
1997
1998

Austin-San Marcos MSA

Multi-Family
4,260
7,050
7,078

18,954
15.379
10,499
6,370
1,034

327
22
46

228
1,030
2,174
4,518
6,330
6,982
5,161
5,618

Single Family
4,277
3,464
4,643
7,567
8,715
5,496
5,134
2,426
2,050
1,910
1,916
2,994
4,641
6,369
6,250
7,435

10,095
8,456

10,805

Travis Comity

Multi-Family
3,534
6,373
6,425

16,587
13,133
8,874
5,794

633
313
20
46

224
1,030
2,096
4.171
5,378
5,609
4,224
4,737

Single Family
3.424
2,917
3,943
6,176
6,658
4,237
3,493
1,941
1,878
1,726
1,708
2,570
3,830
4,897
4,569
4,400
6,145
5,127
6,618

i
j

J

11

J

Li

J
:J

LJ

u

Source: TAMU-Real Estate Center, 1999.

SfflQlG Since 196X), single-family housing hassteadily declined as a proportion of the city'shousing
Family VS. stock. By 1990,single-fanuly housing

Multi-famllv sto^<townirom83X>percentinl960. BecamemultifemUybxisinghascontimiedtodcHninate
.. ? contraction, thesin^e-familypropoiti^^

Table2.2

City of Austin Housing Stock by Unit Type

Unit Type

. Total Single-Family thiB

Total Multi-family Units

Mobile Home or Trailer

Other

Total

1960

47,229

8,873

420
n-a.

56*̂ 22

1970

69,051

29,100

2,551

iLa.
100,702

1980

79,391

64,254

2,597

iLa.

146,242

1990

112^60

99,178

3.H3

2^88

216̂ 39

60-90%
Change

65,131

90^05

2,693

aa.
160,417

60-90 %
Change

137.9%

1,017.8%

641.2%

iLa.

281̂ 8%

Source: US Bureau cftheCensus, Census tf Population, 1960-1990
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Similarly, the large majority of new units constructed in die coming years will continue to be
midttfamtiy units. Note that muM^
be more dense homeownership options in the form of townhomes and condominiums. Still, an
increasing percentage of the total units will likely be manufactured homes—an affordable
opticmrdative to iiKTeasmglyexpensiwsin^e-fiin^ housing.

Chart2.2

City of Austin Housing Stock by Unit Type

19(0

n Total Singe Farafy

1*80 1990

[Mobile Home/Trailer

Source: Capitol Market Research

- Asof 1990,Austh'shomeownershipiate(41 percent) was remarkably low compared with
Ownership & therestofTexasandtherestofthecoimtry,whe«61p^

^ts»resPwtively,areowneroccupiedThisfigiireisexpect^
r* Census2000data> but has likely continued to lagbehindrc^onalandnationaliates.
Rates

In 1990, renters occupied almost 60 percent of Austin's occupied housmg units. "While the
majority of renter-occupied units were apartments, renters occupied 31 percent of all single-

Table 2.3

Tenure of Occupied Housing Units, 1990
City of Austin

Housing Type Renter Owner Total Percent
Single-Family
Multi-family
Total Occupied Units
Percent

33,806
80,380
114,186

59%

74,873
3,014
77,887

41%

108,679
83394
192,073

100%

57%
43%

100%

^Includes mobile homes & trailers
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Overview of Austin Housing Market

famfly homes. Conversely, almost all owners lived in single-family homes. Only 4 percent lived
in condominiums.

Contrary to the "trickle-down" theory that renters tend to live in older homes once occupied by
homeowners, Austin's housing market follows a different trend Nearly half of Austin's
homeowners live in housing units built before 1970, while 68 percent of Austin's rental units
were built since 1970. Remarkably, nearly 40 percent of the rental units were built in the 10-
year period between 1980 and 1990, and since 1990 an additional 26,640 units have been
completed.

Austin homeowners have a very high "mobility rate." As ofMarch 1990, only 5 8 percent had
been in the same house since 1980; and almost 11 percent had only lived in their home for 15
months.

Unit Size for Inl990,themajorityofAustmfshome6wnerstivedmlargerumtsthanthoseoccupiedby
and ^c^ Qdy4percentofaUhomeownerah\edmst^

p . 46 percent of all renters. Owners living in small units were most likely to be living in
condominiums. Almost all Austin homeowners lived in sb^e-finaiily homes that had two or
more bedrooms. Seventy-fivepercecthave two orthree bedrooms relative to 36 percent of
all renters and about 22 percent of homeowners have four or more bedrooms. In 1990, the
majority of renters livingin larger units were renting single-femily homes.

Chart 2.3

Owner vs. Renter -Occupancy by Unit Size, 1990
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Neighborhood ^ condition of the housing stock is an important indicator of the overall health and strength
HoilSlna tfteAustinhcrasa^inari^T^

*s c^ucted ** a P31* °f ̂ e annual appraisal process and includes a grading of all residential
properties mine county. The scoriî  system uses a five poim scale fi\MnE=Excdlent to S==
Salvage,basedonfeeoverallconditionoftheproperty.

Overall, Austin's housing stock was found to be in good condition, with only 5,956 units
receiving a "Fair**, "Poor*' or "Salvage" rating from the appraisal district Almost all (943
percent) units were rated as having no observable defects or only minor, maintenance-related
defects. Overall, only one percent of the units icceived the poor and salvage ratings.

However, the condition of the bousing stock is not uniform across the City. The data provided
by the Travis Central Appraisal District were disaggregated by Multiple Listing Service (MLS)
areas, allowing for more detailed analysisofhousing condition. In MLS market area 5 which
covers east Austin, East of Highway 1 83 and South of MLK, more than 37 percent of the
total single-family units fall into the three sub-average categories. Table 2.4 indicates the
grade for single-family dwellings by MLS area.

Table 2.4

Grade and Count for Single-Family Dwellings
City of Austin, 1999

Grade
Excellent
Good
Average
Fair
Poor
Salvage

Total

Grade
Excellent
Good
Average
Fair
Poor
Salvage

Total

1A
280

1,882
3,178

7

1
5,348

7
151
529

1,625
57
5
3

2,370

IB
1,362
3,385
4,921

359
63
8

10,098

8£
224

69
1,353

3
1

1,650

Austin

IN .
362
343

9,545
13
1
1

10,265

8W
6
3

226

235

Area Only

2
74

593
7,014

119
10

7,810

9
25
45

1,732
272

87

2,161

2N
2

96
6,277

49
16

6,440

9S
13
34

5,116
47
13
1

5,224

3
91

380
7,783

443
58

1
8,756

10
35
78

20,451
217

48

20,829

4
471
952

2,213
320
50

3
4,009

NE.
2

52
2r838

18
3

2,913

5
39

175
4,916
2,534

554
7

8,225

NW
131
45

3,230
4
2

3,412

6
323
765

2,941
456

96
6

4,587

Total
3,591
9,426

85,359
4,918
1,007

31
104,332

Source: Capitol Market Research and the Travis Central Appraisal District
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For the purposes of this analysis, the Travis Central Appraisal District used the 1999 certified
taxroll to compile and provide an inventory ofexistinghousingunits by homevaluerange. Of
the 102,409 single-family homes in the MLS market areas that roughly correspond to the
Austin City limits, more than half (55.6 percent) were valued at $ 100,000 or less. Only 9.4
percent of the housing stock was valued at $50,000 or less—the stock most likely to be
affordable to low-incomehouseholds. Once again, those lelativelyfew homes are clustered in
particular areas. Four MLS market areas have a predominance oflow value housing stock, but
by far the largest concentration is in MLS area 5 where only 10.6 percent of the housing has a
value greater than $100,000 and 69.4 percent of the housing is valued at $50,000 or less.
Low-value housing is also concentrated in MLS areas 3,9,9S, 10 and ME.

MapZl

MLS Areas in
Travis County

J
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Source: Austin Board of Realtors
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Continuum of Housing Services

In order to improve housing services for residents, the City of Austin uses a continuum to link
housing programs through the community and to assist residents in moving into the private
housing market As illustrated below, the continuum extends across eight categories—from
homeless services, emergency shelters, transitional hoiising»pubKchousuigandassistedbousmg
to rental housing, first-time homebuyer housing, and owner-occupied housing. The continuum
concept higjilights two phenomena, in particular. First, private sector investment has typically
beenlargely confined torentalandhomeWiershipactrvffie^
thevastmajcrityofiesponsMityforaUote
private charitable contributions assist services for lower income residents, and the Federal
government subsidizes privatehomeownership and rental housirigthrou^hthemortgage interest
deduction andthelow-incomehousingtax credit, resrwctivdy.Second\ the serious and specific
needs within each housing category tend to reduce communication and cooperation among
service providers across the continuum.

Figure 2.1

Housing Continuum

Actual Ideal

Public Sector
Investment

Public Sector
Investment

In tandem with efforts to address me community *s most pressing housing needs^NHCDwfll,
over the long term, work to improve linkages across Austin's <»ntjranmiofhousmg services.
First, by^educating community leaders onmebiead&ofmecoiimumtytshousingneedslNHCD
hopes to smooth the balance of public and private investment across the continuum. Second,
NHCD will build stronger linkages between service providers at consecutive stages of the
continuum, measuringitssuccessty
more independent housing stageto thenext

Both the quantitative analysis of Austin's housing needs and feedback from residents and
stakeholders reinforced that the most pressfoghousing needs facing to comm^
through every level of the continuum. The following discussion recounts the pressing housing
market conditions, assistance needs and NHCD response strategies along the Housing
Contmuxim, beginning with Ho^
Homeless.

J
Li

J

J

y
u

j
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• Homeownership

Home- Home purchase AffordabtHty

ownership 0 t -... . . Sale Prices
Market

Conditions Rapidpriceincreasesareapredominant^
largest aimual increases in homepmxdiasepricw occurred between 1979 and 1986, according
to the Real Estate Center at Texas A&M University, average home prices have more than
tripled between 1979 and 1999, increasing from $56,000 in 1979 to $163,400in 1999.
Though average prices actually declined slightly between 1987 and 1992duetoareal estate
"bust," the average price has since increased by almost 57 percent.

Chart2.4 '

Single Family Average Price and Percent Change by
Year,1979to1999

^ $200,000 Tc
I $150.000 - -

® $100,000 - •

t $50,000-0

T 20.0%
- • 15-0%

10-0%
5.0%
0.0%

-10.0%
-15.0%

lESSPrice •% Change

Source: Capitol Market Research.

The per«nt distribution ofMLS home sales by prioerange further confinnstiierising home
prices, Homeunder$80tOOOmadeirp only 12.4 percent ofhome sales in 1999 as compared
with583 percent in 1990. Viev^fiWmo&erperspecbVe,homesover$180,000 increased
from 6.6 percent ofhome sales in 1990 to 26.3 percent in 1999. Clearly, the cost ofhousing
in Austin is increasing at a rapid rate and affordable single-family housing is becoming an
increasingly scarce commodity.

Note mat tract level analysis win be possible v/hea 2000 Cerisus data become available. Until
mat time, MLS data provide the most geographically detafled look possible at hcmeownership
trends across the City.
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Table 2.6

Price

Price Range

$29,999 or less
30,000-39,999
40,000-49,999
50,000-59,999
60,000-69,999
70,000-79,999
80,000-89,999
90,000-99,999

100,000-119,999
120,000-139,999
140,000-159.999
160,000-179,999
180,000-199,999
200,000-249,999
250,000-299,999
300,000-399,999
400.000-499,999
500,000 and more

Distribution of MLS Homes Sold in Austin
Percent Distribution

1990
6.8
7.3

10.8
10.5
11.0
11.9
9.1
6.2
7.1
5.9
4.1
2.6
1.7
1.7
1.6
0.9
0.4
0.3

1991
7.0
7.1
8.8
9.3

11.0
10.6
9.6
6.7
8.3
7.1
4,2
2.7
2.0
1.9
1.8
1.1
0.4
0.3

1992
4.6
4.3
5.7
8.7

11.1
11.4
11.1
7.3
9.9
7.7
5.5
3.4
2.2
2.5
2.4
1.4
0.5
0.4

1993
2.2
2.7
4.1
6.3
9.7

12.6
11.1
8.3

10.8
8.7
5.9
4.6
3.1
3.6
3.5
1.6
0.7
0.5

1994
1.4
2.0
3.7
5.6
8.5

11.9
11.7
8.9

11.7
8.9
6.2
4.8
3.7
4.1
3.5
2.1
0.7
0.6

199S
0.9
1.6
3.1
5.1
6.9

10.6
12.4
9.2

12.1
9.9
7.0
5.2
4.1
5.3
2.8
2.4
0.9
0.7

1996
0.7
1.2
2.0
3.6
5.6
8.8

12.6
9.6

13.6
11.1
7.7
5.8
42
6.0
3.3
2.4
0.9
0.9

1997
0.8
1.2
1.6
3.3
4.8
7.9

11.9
9.5

14.2
10.5
7.5
6.4
4.4
6.9
3.5
3.0
1.2
1.4

1998
0.5
1.0
1.3
2.8
4.5
6.8

10.2
9.8

14.7
11.3
8.1
6.6
43
7.3
3.8
3.6
1.4
1.9

1999
0.3
0.6
1.2
2.0
3.4
4.9
8.3

10.2
14.8
12.8
8.6
6.5
4.8
8.0
5.1
4.0
1.9
23

Source: Real Estate Center at Texas A AM University

Given this price escalation, purchasingahome remains diflScuftoriiDpossfclefefeinflics earning
below 80 percent of the median household income. Growth in the median income of potential
homebuyers has not kept pace with growth in the median home price. Tliemedjan home price
has increased from $98,000 to $139,000 since 1991, an increase of 42 percent over eight

Table 2.7

Housing Affordability Index

Year Median Housing; Median
Home Price Opportunity Index Income National Rank

1991
1992
1993
1994
1995
1996
1997
1998
1999*

$98,000
$108,000
$123,000
$122,000
$129,000
$128,000
$129,000
$136,000
$139,000

62.2
66.9
65.4
47.9
45.9
49.6
57.3
57.7
63.3

$41,000
$44,400
$41,800
$42,200
$43,200
$44,900
$48,600
$50,800
$55,400

112
129
152
162
175
165
159
148
139

J
J
-i

LJ
J
y
u

u
j

Source: National Association of Home Builders, Housing AffbrdabOltiy Index,
Fourth Quarter 2991-J998; *2nd Quarter 1999 data
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years. During the same period the median income fi)r a feraly of four incsreased only 35 percent,
from $41,000 to $55,400.

Affordabflitv bv IncomeLevel

Since 1980 horaeownership has become more affordable for families earning near the area
median income or more. Based on the National Association of Homebuilders Housing
Afibrdabflity Index, approximately 63 percent of Austmareahouseholds can afibid to purchase
the median-priced home, up from 46 percent in the mid-1990s. Table 2.8 compares the
annual income required to purchase amedian-priced home in Austin in 1980,1990 and 1999.
In 19^0,afen^earningthemed^incomewa^^
the median-priced home. By 1990, the income gap had decreased and those earning the
median income could afford the median priced home, due, in large measure, to the abundance
of Resolution Trust Corporation properties on the market. By 1999,the combination of low
interest rates and significant housing production in the mid and upperprice ranges combined to
makehome ownership evenmoreafforfablefbrmemedianmcon» family.

In contrast, homeownership is further out of reach for families earning lower incomes. First
timehomebuyersearnmgSOr^rcentofo^
four still find it difficult to become homeowners, unless they have funds from the sale of a
previous home or help from fanny members, WWbo^ housing subsidy programs such as down
payment assistance, below-market-rate interest, or deferred loans, first-time home buyers
earning 50 percent of the median income found it virtually inipossibletopurchaseahomein
1999.

L

Table 2.8

Home Ownership Income Gap, 1980,1990, and 1999

Income tad

100% of Median
80% of Median
50% of Median

Median Home Price
Required Income

1980
Income "

$19,520
$15,616
$9,760

$47,200;
$21,805

1980
Income

Gap .

($2,285)
($6,189)
($12,045)

1990
Income

$33,455
$26,764
$16,728

$72,500

$29,550

1990
Income

Gap

$3,905
($2,786)
($12,823)

1999
Income

$55,400
$44,320
$27.700

$126,500

$46,612

1999
Income

Gap

$8,788
($2^92)
($18,912)

Source: U.S. Bureau of the Census, 1980 & 1990; TAMU Real Estate Center. 1999; HUD
Assumptions: S.S% interest in 1999,10% interest in 199Q> 12%in 1980,30-year Jbted rote mortgage
90%firuatdng; Monthly payments include principal, interest, taxes & insurance.
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The Single-Family Housing Supply

Existing Homes for Sale

Expanding stock at the high end of the market and inadequate supply for low and moderate-
inoome families are also primary features ofthe AustinhomeownershipmaricetThedatabelow
represent all single-family homes available for sale on December 15,1999 for the 13 MLS
areas that correspond to the Austin city limits. The data confirm the trends documented in the
sales information and corroborate^ InDecember
1999 only 5.5 percent of the listings in Austin were less than $50,000 and only 33.9 percent
were priced below $ 100,000. Conversely, more than 22 percent of the listings were priced at
$250,000 or higher and 5.8 percent were listed for $500,000 or more.

Table2.9 .

Austin MLS Listings by Value
(Existing Homes)

HoasePrice Nnmberof
Listings

$29,999 or less
30,000-39,999
40,000-49,999
50,000-59,999
60,000-69,999
70,000-79,999
80,000-89.999
90,000-99,999

100,000-119,999
120,000-139,999
140,000-159,999
160,000-179,999
180,000-199,999
200,000-249,999
250,000-299,999
300,000-399,999
400,000-499,999
500,000 and more

Total

7
16
16
13
36
36
38
72
93
47
40
37
37
54
39
49
28
41
704

Percent of -, . .. .., . . . Cumulative %Market
1.0%
2.3%
23%
2.6%
5.1%
5.1%
5.4%

10.2%
13.2%
6.7%
5.7%
53%
53%
7.7%
5.5%
7.0% .
4:0%
5.8%

100.0%

0.5%
33% .
5.5%
8.1%

m%
183%
23.7%
33.9%
47.2%
53.8%
59.5%
64.8%
70.0%
77.7%
83.2%
90.2%
94.2%

100.0%

U
LI
:J
U
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Chart 2.5

Austin Area Listings, December 1999

300,000-399,999

180,000-199,999?

> 120,000-139,999:

80,000-89,999

50,000-59,9991

$29,999 or less =3

f— '
' - • '•

I

0 20 40 60

Number of Listings

80 100

New Home Construction

Unfortunately, prospects for new home construction show little increase for the affordable
housing market The data for a "new home" inventory analysi s were obtained from a citywide
subdivision survey and analysis conducted by Update and More—the Builders Update

Table 2.10

Austin

House Price

Less than $70,000
70,000-79,999
80,000-89,999
90,000-99,999

100,000-119,999
120,000-139,999
140,000-159,999
160,000-179,999
180,000-199,999
200,000-249,999
250,000-299.999
300,000-399,999
400,000-499,999
500,000 and more

Total

New Homes
Number of
New Homes

0
0
3
4

42
60
33
8
7

10
7

32-
14
3

223

Available for Sate

'"Erte1 CW°
0.0%
0.0%
13%
1.8%

18.8%
26.9%
14.8%
3.6%
3.1%
4.5%
3.1%

14.3%
6.3%
1.3%

100.0%

ulativeV.

0.0%
0.0%
13%
3.1%

22.0%
48.9%
63.7%
673%
70.4%
74.9%
78.0%
92.4%
98.7%

100.0%
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Report, December 1999. This analysis covered all Austin area subdivisions with an "active"
builder program currently in operation—most of which is in Williamson County where 38
percent ofall available new homes are located TTie identified subdrvisicais account foramajority
of the new homes built, and while not comprehensive, these subdivisions appear to accurately
reflect the range ofproduct availableto the potential new home buyers in the Austin area. Note
(hat this inventory may not include smaller, nonprofit builders that generate a small number of
homes in lower price ranges.

The December Austin area inventory analy sis showed a total of 350 new homes (12.1 percent
of the regional market area total) on the market in the 13 MLS Austin market areas. These
homes ranged in price from a low of $90,000 in MLS area 5 to $750,000 in Tarrytown, with
60percent in the$10Q,000 to $160,000 price range. Very litdeofthe new home product was
available at the lower price ranges. In fact, there were only seven new homes priced below
$ 100,000, while 56 (25.1 percent) of the homes were priced above $250,000. The table
below shows the December 1999 new home availability by price category. For the purposes
of this analysis, the inventory is assumed to represent the "new" home inventory currently
available in the Austin market area, even though 127 of the 350 available units (36 percent)
were not priced at the time of the analysis and no "For Sale By Owner** (FSBO) units were
included.

j
J

U
J
y
u
u

Table 2.11

City of Austin Single-Family Homes Under Construction
by Market Area ft Price

Price Range 1A
<80,000

80,001-90,000
90,001-100,000

100,001-110,000
UO,OOM20,000
120,001*130,000
130,001-140,000
140,001-150,000
150,001-200,000
200.001-250,000
251,000-300,000
300,001-350,000
350,001400,000 1
400,001-450,000
450,001-500,000
500,001-750,000 2

750,001-1,000,000
1,000,001-6,000,000
Not Given 1

TOTAL 4

IB

3

0
3

IN

4
3

1
4
4
1

22
39

2 2N 3 4

6
6

1 1

1 0 0 . 0

1 1 13 0

5

3
2
5
1

8
19

6 9S NE NW

2
10 4 1
7 7 1
5 20 1

10
13 4
13 2

5 5
1 6

18
1 4

8
1
1

0 2 31 3
7 26 98 55

10

1
5
7
7
3
2

59
84

TOTAL
0
3
4
21
21
33
27
29
19
10
7
22
10
12
2
3
0
0

127
350
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New Homes by MLS Area

Not only is there virtually no new housing under $ 100,000 under construction, but the table
below confirms that those units are available in only two MLS areas. Area 5 (East Austin) has
the highest percentage ofaffbrdablenew homes priced under$100,000—five of its eleven
new homes. The only otherarea with units priced less than $ 100,000 is area 9S, where there
aretwounits. Ito Northeast inarket area ardMl£ area 10(Sou^
in the low $ 100,000s and carry the predominance of homes affordable to first-time home
buyers.

The Supply — Demand Gap

Unless private builders substantially irKieaseuiekplarmedproductioaofaffordablehomes,
the supply will continue to 611 dramatically short of demand In such a dynamic environment,
ontyareasonable estimation ofdemand is possible. TnefoUowing table estimates me demand
for owner-occupied housing over the next 10 years, based on the assumption that, in keeping
with thepattem between 1980 and 1990,29 percent of the all new households will be looking
for owner-occupied housing. Ifthatratiobetwcenncw owner and renter households continue^
Austin can expect an annual demand for 1,854 new homeowner units each year.

Table 2.12

I

Y«ar

2000
2001
2002
2003
2004
2005
2006
2007
2008
2009
2010

Population

642,994
658.841
674,688
690^35
706382
722,229
738,076
753,923
769,770
785,617
801,464

Annual

Households

257,498
263.892
270,286
276,681
283.075
289,469
295,863
302,257
308,652
315,046
321.440

Demand for Housing
City of Austin

Household
Size
2.50
2.50
2.50
2.50
2.50
2.50 -
2.49
2.49
2.49
2.49
2.49

New-
Households

6394
6394
6394
6,394
6394
6394
6394
6394
6394
6394
6394

Owner
Demand

1,854
1,854
1.854
1,854
1.854
1,854
1,854
1,854
1,854
1,854
1,854

Renter
Demand

4,540
4,540
4,540
4,540
4,540
4,540
4,540
4,540
4,540
4.540
4340

Source: Population and Household Forecast from the City of Austin Planning Dept. February, 2000
Owner demand of29% based on percentage of new units added 1980-1990
Prepared by Capitol Market Research, March 2000

Breaking the forecasted households down by estimated income level, Table 2.12 projects the
demand by home price level based on the expected income distribution of owner households.
Price ranges are determined by using standard mortgage .underwriting standards and the
prevailinginarket interest rates (March2000) in conjunction with a 1990 income distribution
ofhouseholds in Austin.
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Table 2.13

Conversion of Income into Housing Value

Household Income Number of P(_.e Monthly
Range Households Mortgage

$0 -
$5,000 -

$10,000 -
$15,000 -
$25,000 -
$35,000 -
550,000 -
$75,000 -

$100,000 +
Total

$4,999
$9.999
$14,999
$24,999
$34,999
$49,999
$74,999
$99,999

17,171
18.195
20,298
38,920
30,859
29,905
22,322
7,713
6,753

192,136

8.9%
9.5%

10.6%
203%
16.1%
15.6%
11.6%
4.0%
3.5%

100.0%

$125
$250
$375
$625
$875

$1,250
$1,875
$2,500

$25,000

Maximum
Home
Value
$13,012
$26,025
$39,040
$65,067
$91,095

$130,138
$203,348
$271,130

$2,710,000

Source: Capitol Market Research, March 2000
Note: The number of households by income group and the income ranges are from theJ990
Census. Mortgage Interest rate~8.S%ftxedfir 30yean, 5% downpayment, property tax
rate at $2,51 per SI 00

J
J
J
J
li
y
j
i !

Comparing new housing supply with demand reveals a staik disparity across income groups,
ttw table bdow ccmpans the avzflabte
demand for housingby income groin). In 1999, Builders Update provided a complete listing of
new homes available for sale by MLS market area, reflected under ''Available Inventory**

Table 2.14

Balance of Housing Demand and Supply, 2000

Minimum Maximum
Home Value Home Value

Computed New Home Unmet
Demand Inventory Demand

$0
$12,979
$25,954
$38,932
$64,885
$90,838

$129,769
$202,361
$269.814
Total

$12,978
$25,953
$38.931
$64,884
$90,837

$129.768
$202.360
$269,813

$1,000,000

1.5%
9.0%
9.6%

12.2%
19.6%
16.0%
14.9%
10.4%
6.9%

100.0%

27
167
179
225
363
296
277
192
127

1,854

0
0
0
0

25
632
648
141
407

1,854

27
167
179
225
338

(336)
(372)

51
(280)

Source: Capitol Market Research, October 1999
Note: The percent of households by income group calculated using inflation-adjusted
income data and the distribution by Income category from 1990.
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L below. The demand data from the table above were adjusted for inflation to more accurately
project demand. The analysis shows the significant over-production ofhousing in the higher
price categories and underproduction at the lower priced categories. There is an estimated

— annual demand for 961 unitspricedbelow$91,000—almost 52 percent of total market
demand—wliilecoly25newumtswereprojectedtobeavailable^m
percent of the supply).

Increased demand fbrhousingwill contimieto mcrcase^priceofhoiisingaslciigasminimal
levels of new construction occur within the City of Austin. As significant numbers of families

~ move to Austin each month, (he price escalation can only increase without a strategy to create
reasonably-pricedhousing across the City whereverthere is opportunity.

Home- Beyond the quantitative analysis, the citizen survey and meetings with stakeholders in the
: OWnerShlD Busing community provided formerir^
— Acclcfnnr-a prioritiesforhomeownership assistance.

Needs preserve Existing Housing Stock: Owner-Occupied Rehabilitation

With such asevere shortageofsuitable, affordable housing, stakeholders asserted that expanding
rehabilitationprograms is essential to stemmingthe loss of affordable units azribetterpreservmg

— the existing stock. They suggested matNHCD:

• Increase the eligible grant amount ofrehabilitationprograms to allow fortherepairofmore
L long-term repair problems such as foundations;

| • • Expand waystoinakeitmp«afGjrdable for low-mcomefe^
therefore remain in their homes;

• "Work to establish separate rehabilitation and new construction standards witbin the local
building code to encourage rehabilitation of owner-occupied structures.

Increase the Single-Family Supply: Through Acquisition/Rehabilitation a
New Construction

Citizen surveys consistently tanked increasingme supply of affordable single-fenuly homes
amongthemreemost pressing community needs. StakehoMers,mcludmg nonprofit^
profitbuilders,recoimnetKled$pe^^
that all four of the following are also keys to spurring more rental development as well:

• Work to establish separate rehabilitation and new construction standards within the local
buttdmgcode,toencoiiragerehabintano^

T • Work to clear title on dilapidated, abandoned properties. Clouded title because of tax liens
is a serious impediment to acquisition and rehabilitationfor affordable housing.
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• IiKrease the si^ty ofaffbixlablebuUdablc lots. Rapidly rising ;J
development more and more difficult

• Expedite the development review and permitting processes. Developers must work with '\
several City departments to gain final project approvals, and often report an inability to
obtain timely responses to applications and comprehensive review of development plans.
Consequent delays force developers to holdland or to redraw plans, while bearing increased
project carrying costs (e.g. acquisition and construction interest, taxes, insurance, utilities).
AccOTdmgtoarecmtmformalsuiveyofpra j i
Builders Association, processing plans for a 50-lot project in Austin takes a minimum of one jj
and one-half years, compared with six months in Round Rock, eight months in Cedar Park
andoneyearmPflugen^e.Iru^>rmalnur^ [ j
and Inspection Department rwt me site plan approval process over me p^ two years at an Lj
average of 335 days for single-family developments between 50 and 100 units.

Expand Assistance for First-Time Homebuyers '-'

taaddiaVmtorampinguprehabffitationandn^ ; I
supply, stakeholders who work with first-time homebuyers suggested that NHCD expand
resources for downpayment assistance. ,

Increase the Suppfy of Access&leHoustng: Many ofthose with disabilities facethe additional
chaDengeoffind^actxssiblehousing. Thoughmerehasbemrwreoentoon^jreherisrvestudy ; i
on the number of people with disabilities who lack accessible housing in the City of Austin, the ,J
United Cerebral Palsy Association of the Capitol Area (UCP) operates an architectural barrier
ren»valpix>giam funded by the City of Austin^ f i
consistently maintains a waiting list of several hundred people. The current wait for home —
modification is more than one. year. This measure provides a general indication of the need for
accessible housing in the City of Austin. ADAPT estimates lhat 20,816 people in the City of
Aiistin require accessfl^ty modifications to their rKma« —

In response, focus group participants advocated the expansion of the Architectural Barrier
RemovalProgirarnordertoreducetiroeonmewa^ ; ~

•funds are needed for those who carjnotwaitayearformotHfications. They suggested that the
City's building and permitting process address accessibility in housing as it does in public __
accommodations, and that permits not be issued unless the housing is accessible. Participants
also advised the Housing Authority of the City of Austin to be more responsive in making
accessibih"tym«lificatiorjs,notmgaf^ _

• residents. .

Home- ACTIVE FEDERAL PROGRAMS
ownership

Afififcfnnco Ttevastrj^orityoffederaUy-adrmmst^^
_ rentalandpublichousmg,mlaiger^lea\TO
Programs privatemaiketandtostateandlo<^y-admta

50 • SECTION II



are federally-administered bousing programs that encourage single-family development in rural
areas, those programs are not active in Austin. Certainly tax deductions for mortgage interest
and property taxes are theprimary federalmechanism forencouragmghomeownership.

ACTIVE STATE PROGRAMS

HOME. Austin sees some single-femily development and homeownersWp assistance through
the HOME funds that are awarded to the State and administered by the Texas Department for
Housing and Community Affairs (TDHCA). All the units created under Che program serve
famitieseanimgSOpeicentofthemedianm^
percent or below. According to TDHCA, HOME awards made in 1999 rehabilitated 302
owner-occupied units inthe five-county metro area;butdidnotcreate newhomewownership
units in the area. In addition. State HOME funds provided homebuyer assistance to 834
families in 1999 in the five-county metro area.

, Texas Housing Trust Fund. The Housing TVost Fund is a statewide program that provides
funds for acquisition, rehabilitation and new construction ofboAaffcrfablehomeownership
and rental housing. Awards go to local governments, public housing authorities, nonprofit and
for-profit developers, community development oi^anization^
and families. StateHTFawai^nmdeinl999crealedl5single-fenulyimitsinBastrop—the
onlyHTFhomeo\VTiershipunitsassis1edmthefive-countyareainl999.

Texas Single-Family Bond Program. The TDHCA Single-Family Bond program provides
: belowmaiketmteretfratefundstoiacititaieh^

of the area's median family income. The First-Time Homebuyer component channels low
interest rate mortgage revenue bond funds through participating Texas lenders to eligible first-
time homebuyers. On an annual basis, the Department may issue only a limited amount of tax-
exempt singIe-fain%M6rlgageReve^
m&xmiums and afurfieraUc<^cttlim^
inaximumsb^e-fimfly allocated au^
the abiHty, under CCTtain circumstances, to restruc^
funds for new single-family mortgage loans. From 1995 throu^i 1999, the program assisted
1380 households in Austin metropolitan area.

The Down Payment Assistance Propram (DPAP). The state's Down Payment Assistance
Program assists families earning less than 80 percent of the median income in purchasing a
hcmebyprovidmganmterestfreeloanfordow^
at the lowest incomes can combine state and city down payment assistance.

REDESIGNED NHCD HOMEOWNERSHIP ASSISTANCE PROGRAMS

To supply more targeted assistance man state and fedeiaUy-adniinisteredprogramscanprovide,
NHCD continues to explore ways to maximize the impact of federal grants and expand the
pool of resources brought to bear on these housing challenges. NHCD is redesigning its
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programs in response to thehousingneedsassessrnent and fliecitizen and stakeholder feedbadc. J
Below are general descriptions of the NHCD homeownershipprograms forFY200(V01. When
anewprogramistakingtheplaceofariewstingprog^ ; \
name is noted U

Preserving Stock & Addressing Housing Conditions: I
Rehabilitation Programs "

RehabiHtationprogramshdpbothtostemthcaffoidablehou^ . \
hoi^gstockartfassistmg eligible resi^^

* Emergency Home Repair Program fEHR). The existing Emergency Home Repairprogram j J
wiUcontinue.faFY1998/99theEHRpro^ U
health and safety hazards and majcff mechanical systems for nearly 700 low- and moderate-
irKxme homeowners. A program adnumstratorwoiis with . I
agreeable scope of work and then manages me contracting and inspection. Last fiscal year, ^
each client received a maximum grant of $6,000 in labor and materials: Ninety-fourpercent
of the clients earned incomes below 50 percent of the median income, and the vast majority j I
of these (72 percent of all clients) earned incomes below 30 percent of the median income
This program was previously part of the Home Maintenance Program.

stock and help exi sting homeowners to fix and remain in their homes, the Austin Housing
Finance Corpoi^on(AHFQwiUwt)ik with leiKkrs to estabUsha
that increases the amount of capital available for home improvement Banks would provide
new below-market, non-conventional rehabilitation loans to low and moderate-income
homeowners. The City of Austin would guarantee the.loans, agreeingto purchase loans that
reach a specified period of delinquency with funds from an AHFC loan loss reserve — a
reserve that would be created for this program. The guarantee would remain in effect forme

5 2 ' - . . . ' • • SECTION I I

Architectural Barrier Removal CABRV Proposed to continue in FYOQ/OL&eABR program
modified or retrofitted the living quarters of nearly 450 low-income elderly and mobility-
impaired homeownm and reatere to make their housmgm ; I
Clients are mded by a program adtainistratOT i"J

property owner and manages the contracting ar^mspecticiiofaUwoifcUist fiscal year, each
client could receiveamaximum grant of $3,200 in labor and materials-NearlyaU clients (99
percent) earned below 50 percent of the median income, and the vast majority of these (84
percentof all clients) earned below 30 percent of the median. TTiis program was previously
part of the Home Maintenance Program.

jflomeowner Moderate Rehabilitation Program. The morieraicrehabililationpTpgram is being
added to assist low and moderate-income homeowners with more substantial repairs, such
as foundation repair or replacement The AustmHousingFinance Corporation will provide
loans to needy families who are unable to obtain prrvaterefaabilitan'OT financing. Funds wouM
be used for up to $25,000 in repairs per home. This program expands on and takes the place
of the Single-Family Loan Program.



first five years of each loan. All homes would be rehabbed to City of Austin Rehabilitation
Buflding Code. Theprogram would generate substantial investment in preservingthehousiDg
stock, with very little outlay of federal resources. :

• Rate Buy-Down Program. This newprograminFY20QQ/6l would work in conjunction with
a Homeowner Rehab Loan Guarantee Program to further write-down the interest rates
borrowersobtainonreM^tationloam^mpartidpatinglendere.

Increase the Housing Supply: Acquisition/Rehabilitation & New Construction

InkeepmgwithstakeholdCTrecon^
to stimulate greater reduction of affbidab^
wfll increase both the number ofhomeowner and rental units.

• The SMART Housing Initiati ve. The SMART Housing Initiative for which NHCD is the
single point of contact, was adopted by the City Council on April 20,2000. The SMART
(Safe, Mixed-Income, Accessible^ Reasonably-priced, Trana^^
is designed to stimulate both homeownership and rental production for low andmoderate-
inoome Austinresidents. Housing created in conjuo^on wife theinitiativemustmeet specific
safety, accessibility, energy-efficiency and transportation access standards before accessing
program benefits. The Initiative:
- Spurred the adoption of rehabilitation guidelines as part of the City Code. On April 6,

2000 the City Council adopted housing rehabilitation guidelines as part of the Simplified
. Land Development Code. The adoption provides a clear policy direction that encourages
homeowners and contractors to maintain and remoddhorneswhUe meeting City standards
for safety and sanitation. The rehabilitation code language will follow the "plain English**
format created for the Simplified Land Development Code, making the rehabilitation
construction requirements easier to understand.

- Gives the Austin HmismgFinairaCor^
City property to determine if SMART Housing is a viableoption for the site. Providing
surplus City lands suitablefor housing atbdowrn^etrmceswiUaUowAHFC to encourage
construction of inore reasonably priced homes. .

- Allows full or partial fee waivers for projects that make a portion of their developments
reasonablypriced—thatis,avanabletofemiHeswhoeaTinonK^than80perc«ntoftiie
median family income and who would spend no more than 30 percent of their family
mcttmeonhousmg.BuiMersv/k> meet the SM
OT partial fee vravers based upon the amount ofa^^
The sKdingwaivier scale creates incentives!^
neighborhood concerns that all affordable housmg projects notbecoK^ntratedmasingle
neighborhood or part of the city.

• Acquisition and Development The Austin Housing Finance Corporation (AHFCi wffl woric
with lenders to leverageCity and federal funds, i«dudng me cost of capital for acquisition of
lots a^VoifldmgsaiMi minimizing ti^
AHFC Housing Assistance Fund and available federal funds will be deposited as collateral
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with a lender. Under models used by various lenders, those funds are then matched by as J
much as four to one in below-market-rate financing for infrastructure development and
acquisition. Using the financing as well as SMART Housing fee waivers and facilitation to ! j
reduce development costs, AHFC will act as joint venture partner with nonprofit and for- U
profitdevelortfTstoconvertsurplustractsoflan^
rental (kvdopmertl^rxiplan^^ : ]
will be pursued on an ongoingbasis. This program, replaces the acquisition component of the "*
Home Ownership Opportunities Program (HOOP). . .

• Scattered Cooperative In-fill Program Phase II: Homeownership. On June 1.2000 the Citv J
Council approved a settlement agreement between the City and Anderson Community
Development Corporation (AC3X^ related Hie agreement ! j
requires ACDC to transfer all the properties (56 parcels) acquired under the contract to the -*
CityofAustin. Thcagreementalsorequir^thcCitythroughtheAustmHousingFinance
Corporation(AHFC)tocomplete74housing umts,ofwhich24arerental units. TheAHFC j
is currentiy preparing a devdorment plan for corulru^
be complete by September 2000.

• Housing Trust Fund. In FY1999-2000. the Citv Council allocated Si.000.000 of general
revenue to establish a Housing Trust Fund dedicated to increasing the supplyof affordable
housing mAustm. Of that allc<atiori, $750,000 wiU be , I
earning under SO percent of the median income, and $250,000 will be used to add to the ^
aforementioned loan loss raera to attract lever^ An
additionalSl million has been requested in FY 2000/01 budget to continue the Trust Fund • 1
activities,

Address Affordability for First-Time Homebuyers ^

• Down Payment Assistance fDPA). The DPA program provides deferred orbelow-market-
rate loans to low and moderate-income first-time homebuyers to assist them with the down —

payment and closing costs of their home purchase. During FY98/99 the program assisted
366 households. Loans are based on need and typically average $3,000 per household.
U>ans are secured by a subordinate Hen o ^
fiomrjevkAB years, thisprogra^
Opportunities Program (HOOP).

• Bond Programs. The following two bond programs do not use HUD funds. Instead they
work in partnership wifli other NHCD programs to increase aflfordabiliry.

- TaxableSingle-FamilyBondFinancing. To promote homeownership for low and middle- ""
irKXjmebuyers, the AHFC proposesto issue TaxableMortgageRevenueP :
Bond proceeds will be used to purchase mortgages that automatically provide up to 5

. rxnx^tofthe<fcwnpaymentarKiclosmg 140 percent of the
median famUymcome. The program wiU be av^
enablingtheirclientstoaccesstheassistarK^TheAHFCrK)p«
this program.
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- Tax-Exempt Mortgage Revenue Single-Family Bond Financing (Mortgage Credit
Certificates'). The AHFC anticipates receipt of $23 million in private activity bonding
authority in January 2001. This authority can be used to provide below market interest
rale financing to first-time homebuyers or monthly payment reductions through the use of
Mortgage Credit Certificates (MCCs), that provide first-time homebuyers an income tax
credit for20 to 25 percent of their annual mortgage interest AHFC may reserve access to
IheMCX^fbrliomebuyexsmparticularSMA]^
housing developments. This program could assist 300 families in the next two years.

With this complement of programs, NHCDhopes to better preserve existing afibrdablehousing
stock, impact affordability for first-time homebuyers and stimiflateuicreasesm the production
of affordable single-family homes by nonprofit and for-profit developers.
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Rental
Market

Conditions

Rent Levels and Vacancy Rates

The cost of rental housing in Austin continues to be prohibitive for low-income households. In
spite of the addition of over 26,000 new multifamily units in the 1990s, absoiption rates remain
high and vacancy rates low. Vacancy rates dropped from 5 percent in 1995 to less than 3
percent in December 1999.

Table 2.15

City of Austin Average Rent and
Average Rent per Square Foot, 1990-1999

Year

1990
1991
1992
1993
1994
1995
1996
1997
1993
1999

Average
Rent
S393
$406
$457
$515
$552
$594
$616
$632
$671
$716

Annual %
Increase

—3.31%
12.56%
12.69%
7.18%
7.61%
3.70%
2.60%
6.17%
6.71%

Rent/SF

S0.53
$0.55
$0.61
$0.68
$0.73
$0.78
$0.79
$0.80
$0.35
$0.90

Source: Capitol Area Market Research

Chart 2.6

Austin Average Rent Level and Percent Change

o%
1990 1991 1992 1993 1994 1995 1996 1997 1998 1999

iSH Avg Sq Ft % Change

J

J

j
j
u
j
u

J
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High absorption and extremely low vacancies have combined to drive rent levels to
unprecedented heights. Between 1990 and 1999, average rents increased an average of 7
percent everyyear with increases that exceeded 10 percent annually in 1992 and 1993 (Table
2 AS). Similar increases are expected in 2000. Average rent levels in new multifarnfly rental
units are at an all-time high. Average rents for new units range from a low of $459 for an
efficiency to over $ 1,200 for a three-bedroom unit The average rent for a two-bedroom,
two-bath unit in December 1999 was $872. • • :

Similarly, renters appear to be getting less for their money. In the early 1990s rental rates were
$.55 to $.65 per square foot on average. By the end of 1999, that had risen to just over $.90
per square foot

Rental Housing Affordabtlity

One measure oflwusingaffoidability is the proportion of one^lwusehold income required for
rent or home purchase. Federal guidelines consider the threshold for housing affoidabflity as
spending 30 percent of one's gross household income for housing costs (rent & utilities).
Those spending over 50 percent of one's gross income for housing are considered severely
rentburdened. . .

Assurnmguriitswereava2able,acomparis^
that families at or above 60 percent of median income were generally able to afford rental
bausingin Austinm 1999. Howevei;afemiilyal30peTcentofmedianmcome($8.00perr^
for one full-time worker) would pay 63 percent oftheirmonthry income forrent, based on the
average rent for a two-bedroom apartment

Affordability by Household Type

This affordabflity crunch is a crisis for the diverse population earning below 30 percent of the
median income. Many low-wage workers, female-headed households, elderly or disabled

Table2.16 . . ' - . ' . . . . ' : . .

Affordability of Rental Units by Household Income Level
Percent of
Median
Income
100%
80%
50%
30%

1999 Income
Family of 4

$55,400
$44,320
$27,700
$16,620

Monthly
Afford-

able Rent*
$1,385
$1,108
$693
$416

Average 1999
2 Bed/ 2 Baft

$872
$872
$872
$872

Income
Surplus
orGap
$513
$236

($180)
($457)

Housing as a
Percent of
Income
18.9%
23.6%
37.8%
63.0%

Source: Capitol Market Research, December 1999 Apartment Survey; HUD 1999 Median Household Income
*at 30% of monthly income . .
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residents living on SSI (Social Security's Supplemental Security Income), persons living on
GAU (General Assistance-Unemployable) and families receivmgTANF (Temporary Assistance
for Needy Families) are living at or below the poverty level and cannot afford market rate
rents. Average market rate rents would require families on TANF to spend fix>m 55 percent to
more than 100 percent of their income on rent, depending on family size. In 1999, families
living at the poverty level needed an annual rent supplement of $6,300 to afford the average
market rent for a two-bedroom apartment (Table 2.17). Three-person households living on
public assistance need an annual rent supplement of $8,644. All of these populations earning
under 30 percentofmedian are severely rent burdened in the Austin marketunlesstheirhousing
is subsidized

Table 2,17

Affordability of Housing by Household Type

Household l>pe

Married Couple w/ Child
All Families
All Households
Female HH Head w/ Child
Single Person

1999
Estimated*

Median
Income

$64,627
$61,436
$46,652
$25,427
$38,800

Monthly
Afford-

able Rent
©30%

$1,616
$1,536
$1,166
$636
$970

Average
1999

2 Bed/
2 Bath

$872
$872
$872
$872
$872

Surplus

$744
$664
$294

($236)
$98

Percent

Income
16.2%
17.0%
22.4%
41.2%
27.0%

* estimatedfrom relationship to median in 1990

Three Person Low Income Household

Low Income ( 50%)
Very Low Income ( 30%)
At Poverty Level
On Public Assistance

$24,950
$14,950
$13,880
$6,000

$624
$374
$347
$150

$872
$872
$872
$872

($248)
($498)
($525)
($722)

41.9%
70.0%
75.4%
174.4%

J

J
!J

J

J

LJ
U
J

Source: Capitol Market Research, December 1999 Apartment Survey;
HUD 1999 Median Household Income

Affordabilitvbv Household Size&Unit Size

Hie affbrdability crisis for families earning 50 percent and less than 30 percent of fhemedian
income is even clearer when comparing market rents for low-income households of different
sizes. (Table2.18)

Regardless ofsize, families earning 30 percent ofthe median income fell fer short of affording
Austin's market-rate rent for any unit, let alone a suitably-sized unit They could not afford
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Table2.18

Affordable Rents by Household Size and Income Level, 1999

Income

EttTnw^i- « Income LevelHUD Median ,AI.
Income Levels „ ....Households)

80% Median $44,320

. 50% Median $27,700

30% Median $16,620

Affordable Rents by Household Size

1-Person

$775

$485
$291

2-Person

$886

$554

$333

3-Person

$998

$624

$374

4-Person

$1,108

$693

$415

Average Market Rents by
Unit Size, 1999

Studio

$459

1-Bdrrn

$628

2-Bdrm,
1-bath

$698

2-Bdrm,
2-bath

$872
Source: HUD, Capitol Market Research Rents @ 30% of monthly income

monthly rents above $415sufficient for an efficiency unit but only one-third to one-quarter the
cost of a large apartment with an appropriate number ofbedxooms. Only a very small number
of market-rate units were available in 1999 at monthly rents less than $500. Unsubsidized
units large enough to accommodate their space needs, at rent levels they could afibrd, were
nearly impossible to find in Austin. For families living on public assistance, subsidized units
through the Housing Authority ofthe City ofAustin (HACA) are one ofme few options. Yet,
time on the HAC A waiting list canbe six months to three years.

Larger families earning 50 percent ofmedian face similar obstacles. About 40,367 of Austin's
rental units in 1999 had rents between $300 and $650 and were theoretically affordableto
households at 50 percent ofmedian. Yet almost all apartments at these price levels were
studios and one-bedrooms, suitable tor low-income elderly persons or other low-income
individuals but inadequate for low-income families kwkidg for larger imits. larger femih'es at
50 percent of the median income could not afford me average three-bedroom apartment
renting for $1,044 or the four bedroom renting at $1,204. Of the households earning 50
percent ofthemedianincome(adjust^
market rate rent for a suitably-sized unit—that is, if me single individual were willing to rent a
studio apartment; a single person earning 50 percent of the median income could not afford tiie
average market rent for a one-bedroom apartment

Rental Supply '

Theaffoitiabl%dynamicsmthehom^
to create a serious shortage of affordable rental housing. With the increasing costs of
homeownership, many potential first time homebuyers are remaining in the rental market
Similarly, with many moderate and middle-income renters paying relatively high rents for new
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units, dedicating significant portions oftfieirincome to rent is delaying theff ability toaccumulate
a downpayment and savings for a home purchase.

Though a family earning 50 percent of the median income could theoretically afford a unit that
is below the average price andperhaps smaller than they need, finding such a unitinamarket
with less than a2 percent vacancy rate is extremely difficult

Total Rental Units bv Rent Level

Most of the new construction during the 1990s occurred during the last half of the decade,
though even these construction levels were significantly belowmoseofthemid 1980s. In 1999,
Austin's rental housing stock in projects with 50 ormore units totaled approximately 74,000
units. The table and chart below indicate the supply by rent level. Market rate rents ranged
from $300 to over $ 1,200. Almost all units available for less than $400 were subsidized.

Table 2.19

Apartments by Rent
Austin Area (Dec. 1999)

Rent Range Total Units
so
$300
$350
$400
$450
$500
$550
$600.
$650
$700
$750
$800
$850
$900
$950
$1,000
Total

- $300
- $350
- $400
- $450
- $500
- $550
- $600
- $650
- $700 .
• $750
- $800
.- $850
- $900
- $950
• $1,000
+

0
121
877

1,966
4,628
10,662
8,829
8,670
7,965
6,087
5,148
4,698
3,425
2,458
2,172
6,427
74,133

J

u
y
u
j
j
u
j
u
j

Source: Capitol Market Research
Dec. 1999 Austin Ana Apartment Study
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Chart 2.7
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In keeping with the low vacancy rate,asmdlfi»ctioiiofthese imits are actuaUyavaflable for
rent, however. Table 2.20 shows the numberofrental units available within fee city of Austin
in December 1999. Vfith an average occupancy rate of97.8 percent,fliere-were ody 1,649
unitsavailable and most ofthese units werein file higherffficeranges. In feet, there were only
158 units on the maiket whose tent was less than $500 per month, and 1,071 units available
whose rent was less than $750. Clearly, there is an extreme lack of affordable units currently
available for rent

Chart2.8
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Table 2.20

Available Apartments by Rental Rate
Austin Area (December 1999)

Rent Range Total Units
£0
$300
$350
$400
$450
S500
$550
$600
$650
$700
$750
$800
$850
$900
$950
$1,000+

Total

- $300
- $350
- $400
- $450
- $500
- $550
- $600
- $650
- $700
- $750
- $800
. $850
- $900
- $950
- $1,000

0
5

33
29
91

142
142
173
139
159
158
102
134
51
77

214
1,649

Source: Capitol Market Research,
Dec. 1999. A us tin A rea Apartment Survey

J

J

y
j
LI
u
u
•J
J

In addition to the overall lack of affordable rental units, there is also evidence of a geographic
mismatdLOfthemiiltifan%unitsconstruded since 1996,21 percent weredevelopedinNorlii
Central Austin, 19 percent in NW Austin, and only 304 units were added in east & southeast
Austin where minority and low-inc#mc populations remain concentrated.

Planned Additions to Rental Supply

Capitol Market Research maintains an extensive inventory of available apartment sites and
planned additionstotheapartmentinvenfioiyinAustin. In March 2000, a thorough analysis of
this database was conducted to determine how many new units were likely to be added to the
available inventory over the next five years. A good estimate can be made for 2000 and 2001.
By extrapolation, an estimate was prepared for 2002*2004.

Currently, approximately 6,343 units are under construction in Austin and scheduled for
completion in 2000. Another 334 units have broken ground and will be delivered in 2001. An
additional 5,230 units are scheduled to break ground later this year for delivery in 2001. Taken
together mere should be approximately 12,407 units added to die City of Austin Apartment
inventory during thenext two years. Approximately 5,000 imite will likely be added in2002,
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Map 2.1
Travis County Apartments in City of Austin Limits
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Multifamily Planned Unit Additions
City of Austin, 2000-2004

Year Total Units Class "A" Class "B** Affordable
2000
2001
2002
2003
2004

TOTAL

6,343
6,064
5,000
4,000
4,000
23,407

5,159 788
5,224 840
4,150 500
3,320 400
3,320 400
21,173 2,928

396
0

350
280
280

1,306
Source: Capitol Market Research. March 2000
Planned Unit Additions bated on developer Interviews & review of available siies.
Ctty of Austin, Apartment Pipeline Report, December, 1999
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but after that, unit additions are expected to fall to 4,000 or less due to the lack of available jj
apartment sites. These planned additions to the rental supply represent the current pipeline;
they do not include production that would be generated if the City of Austin intervened in the
apaitmentmarketbyre^ninglandfOTraulti-feinUyconstructioa

Most of the planned additions will be class "A" apartments that currently rent for $1.05 per j |
square foot (for product built in the 90s). Class "B" apartments built in the 1990s now achieve "
$0.95 rents, while "affordable^properties—thosewithincomerestrictionsonsorneorallof
their units—rent on average for $0.70 per square foot I

Planned Additionsby Rental Rates , ,

An estimate of the rental rate structure of future projects (2000 and 2001) was prepared by
exarainingeachprojectlc<^onar^c^etoperardas<^ingaprqjectclassbasedonthebest ; i
data currently available. Rental rates for a 'typical" project in each class range were obtained J
by creating a profile of all 97 complexes completed in the 1990s and aggregating the data to
create a composite profile for each product type. This rent profile was then used to estimate ! I
theavaaabilityofumtsbypricerangeforflicnextfiveyears. Whfletheuseofaverage**profiles" J
does not provide a detailed analysis of all planned projects, it clearly shows the market bias
toward more expensive units. Less than 3 percent of the 25,000 units likely to be built in the |
next five years will rent for less man $650 per month and 30 percent of these will be one —
bedrcomorefficdencyunits.

The Supply-Demand Gap In Rental Housing ~

New Rental Unit Demand bv Income Group

An earlier section presented the aggregate forecast for new housing, indicating a potential
anni^deraandfornewrentaJunitsofapproxunately4t540unitsperyear. Bydividingthe _

Table 2.21
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Table 222

Planned Unit Additions by Rental Rate Range
City of Austin 2000 - 2004

Rent Range Class "A" Class "B" Class "C" Total
Less than $300

$300-5349
$350-$399
$400-5449
$450-5499
$500-$549
$550-5599
$600-$649
$650-$699
$700-$749 .
$750-5799 .
$800-5849
$850-$899
5900-5949
$950-5999
$1,000 +

ToUl

0
0 .
0
0
0
51
0
0
0
0
0

10,741
0

1,086
59

9,236
21,173

0
0
0
0
13
0
0
0

1,260
220
0
0

1,069
0
0

366
2928

0
6
0
0
0

171
0

519
0
0

429
0

188
0
0
0

1306

0
0
0
0
13

221
0

519
1,260
220
429

10,741
1,257
1,086
59

9,601
. 25,407

Source: Capitol Market Research estimates of unit completions by
rent range, March 2000

annual demand imo income^ups and cdcri^
lower level of each income group (assuming an allowable rent payment of 30 percent of
income), annual rental demand by income group canbe estimated.

Table 2.24 compares that demand forecast against the projected supply for 2000-2005. As
shown, iherc is no new rental housing anticipated in the lowest three rental categories. In me
affordable rental range of $376 to $625 per month, there is an unmet five-year demand of
almost 2,600 units. Conversely, mere is a potential o versupply of units ranging from $626 to
$875, unless the future supply of **AW product has amore diverse mix ofunitrental rates man
is assumed for the typical 90's product TTie forecast methodology Cafritol Market Research
used placesaproportionate share ofunitsmhi^Mr rental latecaiegoriesbasedonme anticipated
high quality of the planned inventory. Very few affordable rental units are expected to be
produced by the conventional housing market; public sector intervention with private sector
support is critical if this need is to be addressed.

Rental Oa*agam,thedtizensurveyarristakeholderd^
Houslna ^^n^y°f&em^^^mmek°^^

• I Jl priorities forrental assistance.
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Table 2.23

Conversion of Income into Rent Rates

Household Income
Range

$0 - $4,999
$5,000 - $9,999

$10,000 -$14,999
$15,000 -$24,999
$25,000 -$34,̂ 99
$35,000 -$49,999
$50,000 - $74,999
$75,000 -$99,999

$100,000 +
Total

Percent

1.47%
9.02%
9.65%

12.16%
19.57%
15.98%
14.92%
10.37%
6.87%

100.0%

Maiimnm
Rental Rate

$125
$250
$375
$625
$875

$1,250
$1,875
$2,500

$10,000

Annualrutrivifi •

Rent
Payment

$1,500
$3,000
$4,500
$7,500

$10,500
$15,000
$22,500
$30,000

$120,000

Annual
Demand

67
410
438
552
888
725
677
471
312

4*540

u
u
•j

Source: Capitol Market Research, March 2000
Note: Number of households by Income group & Income ranges are from the 1990 Census.

Increase the Supply of New Affordable Rental Units

Citizen surveys consistently ranked increasing the supply of affordable rental units as their top
priority. Nonprofit and for-profit developers recommended specific actions to aid them in
increasing affordable producticar

•Increase the supply ofbuildable land, in part by clearing the titles of City-seized delinquent
properties. Developers cited the lack ofafEctdable,appropriatdy zoned lai«l as the raimary
obstacles to affordable rental development

Table 2.24

u
u

Balance

Minimum
Rental Rate

$0
$126
$251
$376
$626
$876

$1,251
Total

of Rental Unit Demand and Supply, 2000-2005

Maxim tun
Rental Rate

$125
$250
$375
$625
$875

$1,250
$10,000

Percent

Share
1.5%
9.0%
9.6%.

12.2%
19.6%
16.0%
32.2%

100.0%

Computed
Demand

373
2,293
2,452

.3,089
4,971
4,060
8,181
25,407

Available
Inventory

0
0
0

494
14,167
3,065
7,681 '

25,407

Unmet
Demand

373
2,293
2,452
2,595

(9,195)
995
500

Source: Capitol Market Research, March 2000
Note: The percent ofhouseholdt by income group calculated using Inflation-adjusted
Income data and the distribution by Income category from 1990.
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• Address current zoning processes that discourage multi-family zorimg aid hinder affordable
rental development

«Simpliiypermittmgtreview andinspectionproccsscsthat canaddagmficanilytofiiecostof
rental development

Increase the Supply of Affordable, Integrated Rental Housing

"Priced Outin 1998"—a 1999 study published by the Technical Assistance Collaborative
and the Housing Task Force of the Consortium for Citizens with Disabilities—found that
there is not a single housing market in the United States in which a person with a disability
receiving SSI benefits can afford to rent a modest apartment The study found that across tiie
country an individual must use nearly 88 percent ofhis or her SSI benefits to afford a modest
ef6tiencyapartoent,orl06percenttoaffo^
harsh Austin rental market, a single disabled individual had topay93perccntofhisorherSSI
payment toward rent for the average-priced efficiency in 1999. The average one-bedroom
apartment in Austin had a rent that was 1.8 times the amount of an individual's mondily SSI
payment

DisabledieatotswhowockandhaveHgherinc^^
homeownership market thai are similar to residents without disabilities. These middle-income
residentshave difficulty find affordable, available properties and fM their incomes are too high
to receive downpayracnt assistance under current programs.

With such severeafibrdabflity challenges and thelow rental vacancy rate, fooisgns^p participants
confinned that Austm^ housing c^^
are insufficient units that are affordable to families and individuals eamingbelow 50 percent of
tfaemorfian income. Tl^uiged>MCD to en^iasizcniultifemily housing—targeted to residents
eaminglessflianSOpercentofthemedianincome—its City's housing programs rather than
single-family construction. Additionally, as NHCD develops multi-femfly housing, participants
encouraged -development ofintegratedhousing for the disabled. They referenced models that
set aside in every rental development a certain portion of accessible and adaptable units for
those with disabilities, rather than developing complexes dedicatedtothedisabledorevento
a particular type of disability.

Reduce Obstacles to Rental Rehabilitation

Developers noted the scarcity of rehabilitation opportunities and their reluctance to take on
nx^rehabuitationprojects.lnadditi^
two actions to reduce the financial impediments to rental rehabilitation:

• Establish separate rehabilitation and new construction standards within the local building
code,toena)ur^erehabiUtationofpropertiesforrental.

• Itovidegreatergapfinanctagbothforrentalr^^
make possible projects that would otherwise go unbuilt
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— — — — = — M jRental ACTIVE FEDERAL RENTAL DEVELOPMENT PROGRAMS LJ
Housing

Assistance Section 202. HUD's Section 202program creates afibtdablerentalimits and provides siqyortive I
servicesfbrmelow-irKXjmeelderiy.^mmcfem^ J
thepovertylineml990,providmgsubsidizedrer^ :

critical. Yet, competition for Section 202 awards is fierce and no significant expansion of the . I
program is expected. Austin has only three of these projects. According to the Texas Low "^
Income Housing Information Service, 98 percent of the 203 units built under Section 202 are . . '
occupied, and eligible elderly residents face a 65-month wait to access one of these units. M '

Section 811, HUD's Section 811 program creates rental housing for low-income disabled . i
residents—another group of residents who often earn less than 30 percent of the median J j
income and face severe affordability problems in the Austinmarket There are six. SectionSll
projects in Austin that provide a total of 75 units. Once again, the supply provided under mis ' ]
program is insufficient to meet demand in Austin. J

ACTIVE STATE RENTAL DEVELOPMENT PROGRAMS I

Low Income HousingTax Credit Program. Since the late 1980s, the Low Income Housing Tax
Credit Program (1JHTC) has been trie primary cngi^ '
Aecounlry.AdministeredmTexasbytaeTex^
(TDHCA), me m^dy-corapetitive program awards 10 years of tax credits to developers who . .
setasideamiiiimumofeimer20percentofmeifr \
median income or 40 percent ofmeir units for families eanu^6X) percent of the median income.
The amount of credit is based.on the affordability set-asides withmtheproject Unfortunately, \
Austin developers have had uneven success mobtaMngtaxcreditawaTds,Inl999(DoLIHTC J
credits were awarded in the City of Austin. According to the Texas Low Income Housing
Information Service, the 48 tax credit projects previously awarded within the City provide ;
2,819rentalunits, 17 percent of which rent to very low-income residents (under 30 percentof _!
themedian)and 19percentrent to families earning between31 and 50 percent of median.

e demand for affordable housingin Austin. According to the Texas Department -^
ofHousing and County Af&irs, the UHTC prwiuced 4^98 rentdumtswimin me five-county
metro-area between 1996 and 1999.

HOME. HOME funds are awarded both to the State of Texas and cities like Austin that are
metropolitan areas which qualify as participating jurisdictions. Austin does see some rental
development through the State's HOME funds. For example, LIHTC funds are typically ~
combmedwimbomStatcHOMEandStateHousingTrustFundmonieswhenprojectsare
developedmAustin.MumtscreatedxmdCTtheHOM^ __
80 percent of the median income or below, and most serve families earning 60 percent or
below. AccordingtothcTDHCA,HOMEfundsawardedin 1999wiUcreate474rentalunits
iuthefiye-countymetroarea. _
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Texas Housing Trust Fund. The statewide Housing Trust Fund provides funds for acquisition,
rehabititation and new constraction ofbolh ^
Awards go to local governments, public hou^gmtiborities,ixjnprofitandfi)r-profitdevdopcrs,
community development organizations, end income-eligible individuals and families. State
HTFawardsmademl999created2(X)nu1ti-fim^yunitsmTravisCoun^—theontyHTF
multi-family project awarded in the five-county metro area.

TexasMulti-Fgmily Bond Program. TDHCA issuestax^e^andtaxablemultifanily Mortgage
Revenue Bonds to fond loans to for-profit and qualifying nonprofit 501 (cX3) organizations for
theacquisitimCTdevdopnKntofafibrd^
are subject to unit set aside restrictions for lower income tenants and persons with special
needs. The Department's capacity to issue MRBs formultifamily projects is subject tome
Bond Review Board's lottery forprivate activity volume cap. However, the Department may

ts^
^^

: volumevariesbasedonappHcatioiBrecttvedbytheDeparta^
. in the City of Austin under this program since 1995; the program created 232 rental units in

L Round Rock and 208 units in Cedar Parksince 1997.

REDESIGNED NHCD RENTAL DEVELOPMENT PROGRAMS

. NHCD programs wofcrncombmation with state and ̂ c^y-adrDinistercd programs, but
: offogreatercpportunityiartaigeun^

~ CDBGaolHOMEresourcestoincreasethcaffcirdablereatalsto
i- ' in response to the housing nee<Js assessment and the citizen and stakeholder feedback. Below
| • ' aregeneraldescriptionsoftheNHCDrentaIassistanceprograinsforFY2(XK)/01.Whena
~ new program is taking the place of an existing program, reference to the previous program

name is noted ...

Increase the Supply of New Affordable Rental Units

U BoththeAcquisition&Developmentandth^
thesupplyofbirildablelotsforbothsmgle^^^
both programs are cross-listed both as homeownership programs and as rental assistance
programs.

• Acquisition and Development TheAustrnHousing Finance Corporation (AHFO will woik
" with lenders to leverage City and federal fioKls,Tediicmgthecostofcapitalforacquisitionof

tots and minimizir^ the risk ofhousi^
Assistance Fund and available federal funds will be deposited as collateral with a lender.
Under models used by various lenders, those funds are men matched by as much as fourto
one inbelow-market-Tate financing for infrastructure development and acquisition. Using
the financing as well as SMART Housing fecilitationand fee waivers to reduce development
costs, AHFC will act as joint venture partner with nonprofit and for-profit developers to
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convert surplus tractsoflandhtoaffo^
Land planning and engineering of available tracts in specific neighborhoods will be pursued
on an ongoing basis. This program replaces the land acquisition component of the Home
Ownership Opportunities Program (HOOP).

* Community Housing Development Organizations fCHDOsV A15 percent set aside ofHOME
funds is used to fund CHDOs mat are certified by the City. Funds are used for acquisition,
rehabilitation or new construction of single-family homes or rental housing available to low
and moderate-income buyers and renters. In response to current housing needs, the program
focuses heavily on generating rental housing. In the coming year the process of awarding
CHDO funds will be redesigned around an outcome-based approach in an effort to enhance
me impact of these funds.

* Tax-foemptMiUtifanuly Bond Financing.̂
will continue to work with nonprofit and for-profit developers on the issuanoeofTax Exempt
MuMikr%BoTxktoassistmtteacqu^
rmihifemflypn^ects. letting FY1
foratotalof$33.6mMonmboridfinaiicing. llioseunitswiUbenefit&miUesattheestimated
income levels in Chart 2.9.

* The SMARTHousing Initiative. Described in more detail under Homeownership Assistance
Programs, me SMART Housinglnitiauve has and wfll continue to hdp address theregulatory
concerns expressed by nonprofit and for-profit rental developers. As indicated previously,
the City Council recently adopteddedicated rehabiUtationgirideUnes as part the Simplified
l^ndDevdopmentCode.Addtionalty,fOT
affbidabflity and transportation access standards of the Initiative, NHCD will work with the

Chart2.9
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developer to facilitate thedevelopmenti^e\v,inspectionaiKlpennJttingprocesses.

Reduce Obstacles to Rental Rehabilitation

Since the program provides rehabilitation assistance for both renters and homeowners, the
Architectural Barrier Removal Program is cross-listed as both a Homeownership and a Rental
Assistance Program.

• Architectural Barrier Removal (ABRV Continuing in FYOO/01, in FY1998/99 the ABR
program modified or retrofitted the living quarters of nearly 450 low-income elderly and
mobility-impaired homeowners and renters to make their housing more accessible. Once
again, clients were aided by a program administrator who develops a scope of work approved
by the property owner and manages the contracting and inspection of all work. Last fiscal
year, each client could receive a maximum grant of $3,200 inlaborand materials. Nearly all
clients earned less than 50 percent of the median income, and vast majority of these (84
percent of all clients) earned below 30 percent of the median income. This program was
previously part of the Home Maintenance Program.

• Rental Housing Development Assistance. Designed to create and retain more affordable
rental units, the program will provide gap financing to developers and investors for the
development or rehabilitation of affordable rental projects that would otherwise be
economically infeasible. Projects must create units affordable to low and moderate-income
residents ormeettheneeds of special rwpulatior&TlwprogramwiUprovidedefenedpayment
loans and/or below-market interest rate loans for acquisition, rehabilitation or new
construction. This program replaces the Housing Implementation Program.

• Rental Rehabilitation Loan Guarantee. Using the same model as me Homeowner Loan
Guarantee Program, AHFC will work with lenders to establish a pHot loan guarantee program
for the rehabflitationofrental properties whhfew^ than ten u^
provide below-maiket-rate loans for Ihe repair and rehabilitation of rental housing that serves
low andmcxierate-incomeresidents. The City ofAustin would guaianteelhe lean, purchasing
them after a specified period ofdelinquency with funds from an AHFC loan loss reserve.
The guarantee would remain in place for the first five years of each loan. Properties would
berehabbedto City of Austin Rehabilitation Building Code. The program would result in
lower interest for borrowers, while spurring additional investment from lenders.

• Housing Trust Fund, hi FYl999-20QOr the City Council aUocatedSl.OOO.OOO of general
revenue to establish a Housing Trust Fund dedicated to increasing the supply of affordable
housing in Austin. Of mat allocation, $750,000 will be spent on rental housing for families
earning under 50 percent of the median income, and $250,000 will be used to add to the
aforementioned loan loss reserve to attract leverage for ongoing housing rehabilitation. An
additional $1 million has been requested in FY 2000/01 budget to continue IheTrust Fund
activities.
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- Scattered Cooperative In-fill Program Phase 11; Rental fSCIP ID. On June 1.2000 the Citv
Council approved a settlement agreement between the City and Anderson Community
DevelopmentCorporation(ACDQrelatedtotheSCIPnhousiiigproject The agreement j I
requires ACDC to transfer all me properties (56 parcels) acquired under the contract to the J
CityofAustin. The agreemertdso requires me City throuj^ me Aiis^
Corporation (AHFC) to complete 74 housing units, of which 24 are rental units. Trie AHFC ' j
is currently preparing a development plan for constructing these units, which is scheduled to ^
be complete by September2000.

LI
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The federal government created public housing in 1937 to improvehousingconffiticrasforthe
poorest Americans. Multi-family dwellings were built throughout the country to provide
temporary homes for low-income families. Publicly funded agencies—called public housing
authorities (PHAs)—were created to manage these properties. Today's PHAs manage not
only their own properties—referred to as "public housing**—but also programs that provide
rental assistance to low- and very-low income residents of privately-owned apartments—
referred to as "assisted housing." FundingfbropexalJng,<2$ital,andi^^
by the U.S. Department ofHousing and Urban Development (HUD) based on the number of
residents served Additional funds for education, job training, and crime prevention programs
and additional rental assistance ate awarded competitively.

Public & The Supply of Public Housing
Assisted
HoiJSlna AustinisservedbytwoPHAs—the Housing Authority of the City of Austin (tIACA) and tibe
lUlnrko* HousingAutharityofrravisCo*mty(HATC9,
^7; HACArecdvedaperfectscorefi<MnHUDinl999—a marked increase from 1997 when

Conditions HUDwasthreatenmgtotakeovwHACAdueto
of 100—aHUD-designated m'gh-performer.

WithtmamuaIbiKlgetof$26.6niilBon,HACAwa^
units by March 2000. The sixth largest PHA in Texas, HACA manages 1,906 units in 20
apartment complexes and 22 units at other scattered sites. With it $3.5 million in resources,
HATC was providing housing for 101 families at three sites by the end of 1999; all three
facilities are in neighborhoods that have been annexed by the City of Austin. More man 482
pubttc housing units become available annuafly, primarily due to increases in recipient's income.

Table 2.25 • =.

Public Housing Profile: Austin & Travis County, February 2000
Housing Authority of Travis County

the City of Austin Housing Authority

Total Units

Sites

Average Occupancy Rate
Average Rent

Average Income

1928
20 complexes &

various scattered units

: 97%
$137
$6558

105

3

98%
$215

$10,367
Source: www.kctcanet.org; Texas Low Income Housing Information Service; Travis County
Housing A uthority
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Congress amended the law in 1996 to allow individual housing authorities to set admission
preferences locally. Travis County gives preference to eligible residents who have been
involuntary displaced, are living in substandard housing or are homeless, and those paying
more than 50 percent of their income for housing. HACA places a priority on the involuntarily
displaced, the elderly and disabled. Bom PHAs screen candidates for prior criminal and drug-
related activity.

The map of HACA developments reflects the concentration of public housing on the South
and East sides of the City. Two obstacles have limited additional construction ofhousing units
by both PHAs in other areas of the City. First, new construction of public housing largely
depends on receiving New Construction Funds from HUD. Consistent with HUD budget
reductions over the past decade* HACA last received HUD funds for new construction in the
early 1980s when the Rio Lado and Coronado Hills Apartments were developed Without
these funds, creation of new facilities is unlikely. Second, neighborhood opposition to the
development of mixed income developments can be a factor, as evidenced by HATC *s attempts
at new construction over the past several years.

Map2.3 .

HACA Apartment Complexes

J

J

u
j
LI
U
J
y
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The Demand for Public Housing

As the discussion of rental housing dynamics illustrated, Austin's poorest residents now have
few affordable options in the private market; the average household income of public housing
residents is $6,800 — less than 13 percent of the current median income for a family of four
Public housing is essential for these families because rent payments in public housing are capped
atfeehigherofSOpercentofadjustedmonflily income, 10percentofunadjustednx>nlh income,

Unfortunately, the current supply of public housing cannot meet growing demand. HACA
processed more than 3,700 applications for public housing applications in FY98/99. While
they offered units to 6 1 7 families and 396 femilies actually moved in, the waiting list stood at
2, 11 2 families by February 2000. HATC has a waiting list of 1 84 families and an expected
annual turnover of only 35 families. Vacancy rates at both PHAs average less thanSpercenL

Not surprising in light of the private rental analysis, families on the PHA waiting lists are
predominantly Austin's lowest income residents. Acrossboth lists, over 93 percent earn less
than30percentofthemedianfamilymcome(^^
72 percent are families with children, and nearly 70 percent require units that have 2 or more
bedrooms.

r '
i . Table 226

Waiting List for Public Housing Units, February 2000

Total Families on Waiting List
Families Earning Less than 30%MFI
Families Earning 3 1- 50% MFI
Families with Children

Elderly Families
Families with Disabilities1

Families With Racial/Ethnic Minority
Needing 2 Bedroom Unit or Larger

Housing Authority of
the City of Austin

2112
95.4%

4.3%

70J% : -
2.3% '

4.2%
863%
69%

Travis County
Housing Authority

1S4
76.1%
185%

76.6%
4.9%

13.0%
79.9%
793%

Scant: HACA Draft PHA Plan. 2QOQ-20W;TCHA Dnft PHA Plea. 2000-2004

Assisted Housing

For very low-income families who 'cannot access public housing, the HUD-funded Section 8
project-based and tenant-based rental assistance programs are essential. Under the tenant-
basedassistanceprogramthePHAisswsftrm^
medianirKXmeorless.Thefernitymustft
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HACA currently serves about 2,267 families through its Section 8 tenant-based assistance
allocation and special grants. HATC serves another 472 families. In addition, there are 3048
privately managed Section 8 units in the City of Austin. More than 600 Section 8 vouchers
become availableannually, primarily due to increases in the recipient's household income. In
1999, state HOME funds provided tenant-frased rental assistance for an aMtkmal 348 families.

The average annual income offamilies iiecerving Section 8 rental assistance is$10,900orjust
under 20 percent of the area median income.

The Demand for Assisted Housing

Dernand continues to cutsuip si^ryfto^
HACA processed 626 Section 8 applications, moving 396 families into Section 8 housing.
After completely clearing their waiting list during the fiscal yea; HACA began taking new
applications. Nearly 2,000 applications were expected, and as of February 2000 the waiting
list stood at 1,918. It had dropped to 1,887 by the end of April 2000. HATC maintains a
Section 8 waiting list of 252 families.

... While tbose on Section 8 wahhg lists earn scmewhat
housinglists, nearly 72 percent still earn less IhanSOpercentofmedian. Across both waiting
lists, 80 percent are low-income families with children—higher than me proportion waiting
forpublic housing units. Just over 14 percent arc families with elderly members—also a
higher proportion than those waiting for public housing. Abom3percenthavememberswitha
disability, and nearly 89 percent are minority families.

In order to meet the great demand fijrafibrdable housing in Austin, HACA pursued additional
Section 8 funds ftomHUD and was awarded.Sl ,203,000 in lateNovember of 1998. These
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and safety standards and is managed by a landlord willing to take a Section 8 voucher. The
voucher pays to the landlord the difference between 30 percent of the family's income (the
affordability standard) and the HUD-establishedfair market rent (FMR). Under the tenant-
based system the family can continue to use the voucher when they move, as long as meirnew
landlord agrees to take the Section 8 payment and the unit meets the PHA's health and safely
standards. |

Under the project-based system, the rental subsidy is tied to a particular housing unit rather
than to a family. HUD contracts directly with the landlord for anywhere between 20 and 30 ' I
yearsandagreestopaythedUn^rencebetweentheSOpercemof^ J

rentlevelagreedtomthecontractRaitlCTeb^ , .
are exceptions. Currentlyme FMR is set at the 40m percentile of area rent levels—thatis,60 jl
percent of area apartments rent for more and 40 percent forless. Austin's2000FMR is $700
foratwo-bedroomapartmentand$972forathree-bedroom. , i

The Supply of Assisted Housing

u



Table 227

Waiting List for Section 8 Tenant-Based Assistance, February 2000

Housing Authority of Travis County
the City of Austin Housing Authority

Total Families on Waiting List
Families Earning Less than 30%MFI
Families Earning 3 1- 50% MFI

Famil ies with Children

Elderly Families

Families with Disabilities

Families With Rectal/Ethnic Minority

1918

71.7%

23.7%

81.7%

15.4% .

2.g%

88.9%

252
72.6%

27.4%

69.4%

5.5%

7.9%

85.7%
Source: HACA Draft PHA Plan. 2000-2004 ;TCH A Dnjl PHA Plan. 2000-2004

fimds enabled fteprogtam to issue certificatestoapproramatefy
' holiday. In October 1999 HUD a warded HACA aro^
700 vouchers through the Section 8 Welfare to Work grant

Public & Consultations with the PHAs and the meeting with stakeholders in the public and assisted
Assisted tousmgconmimty highlighted the

. Housing |ncrease the Supply of Affordable Rental Units
Assistance

allocated an imaginary $100 among a list of public & assisted housing needs they had
generated. TheirKghestpriorityforNHCD — assigned an average 69 percent of funding —
was to expand fee affordable private rental housing stock as the tong-tenn solution for easing
public & assisted housing demand.

Increased Pressure on Tenant-Based Recipients. Recipients of tenant-based assistance have
an increasingly difficult time finding apartments at rents near the HUD Fair Maxket Rent
New HUD regulations require mat recipients pay no more than 40 percent of their adjusted
monthly income oh housing. Consequently, if a family has a voucher, finds an available
apartment thatwould reqiriremore man that hrat, and is willing to contribute the additional
income in order to end their housing search, they cannot use the voucher. To date, only 2
percent of Section 8 certificates are turned back due to inability to find a unit, but tenant-
based assistance will lose its value if the supply of affordable rental apartments diminishes
former. . . : ;

Increased Discrimination in me Tight Market. Stakeholders anaiedlfaat me tidit rental market
has increased discrimination against those with tenant-based certificates. The Austin Tenants'
Councfl (ATQfeieporting increased complamteas discriminate
non-English speakers, the disabled, the mentally fll and mosewmacriminal history grows.
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Tlie ATC noted that complaints regarding disabilities had risen to 48 percent of complaints
in!999.

Maintain Existing Inventory of Public Housing ft Project-Based Section 8 J
Properties, and Number of Families Served by Tenant-Based Section 8

• Expiring Section 8 Contracts. In Austin, an estimated 1,814 units are under contracts that \
expire in 2000, and another 678 units are under contracts that expire by 2003. Given the
escalatmgrentalnwket,stakdioldexsarecon^^ - j
their contracts, instead aUowing rents to r^ J
tenants. Non-renewal would also shrink the available pool of affordable rental housing.
NHCD administers two Section 8 substantial rehab certificates that will expire in 2002. [ ]
ThescareintheprocessoftransferringtoHACA. LJ

• Fewer Families Served Bv Rental Assistance. Because rents are rising steadily. PHAs , i
caiuurt serve as many famines throu^ jj

• Expand Rental Assistance Programs.. Given the Section 8 waiting lists previously cited,
fbcw groups paritipanti urged fre expansion I I
seeking new funding sources such as HOME or Section 811 awards. Additionally, they "*
suggested that NHCD do what it can to expand the availalrility of rental units managed by ,
landlords who accept vouchers and certificates. Partidpantsrecommendedmatlandlords I
receive training in the Section 8 program and its administrative requirements, as well as
soisitivitytrainingmtheacutehcvsm^ i
suggested the amendment offlie City's Far Housing Ordinance to make housing cBscrhrtfofltjon I
based on income level and source of income illegal. Others pressed for expansion in
homeownership subsidies as well ; |

• Fair Market Rents Not Keeping Up. Putting additional pressure on families served bv ~*
tenant-based assistance, Fair Market Rents have not kept pacewithAustin'srapidlyrising r •
rents. HACA is urging HUD to allow higher payments fbrsuchmarkets. J

Expand Support Services to Facilitate Movement to Next Stages of Continuum

• Improve Education & Job Training. Stakeholders suggested mat tenant services to improve —''
education, job training and credit counseling are espedally necessary to ensure mose who
can achieve private housing have the opportunity. They emphasized the importance of
connecting tenants to jobs and services through better coordination. ~

Public & Increase the Supply of Affordable Rental Units _

Assisted„ , »>IHCD'ssti^egiestomcTeaselheafFoiTdablerentalstock—listed in Sections H.B.2.C. and
MOUSmg fl;E.—wmsuRpOTtmeadaitior^strategiesofPHAs.

Strategies «~
• Among its strategic goals, HACA intends to increase the number of new or rehabilitated

afBbidablehousrngumts(pubHcar^ _
intends to compete for mixed-finance developments, such as tax credits or bond-financed
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projects, that would allow HACA to serve both higher income residents and more lower-
income residents.

Maintain Existing Inventory of Public Housing & Project-Based Section 8
Properties, as welt as Families Served by Tenant-Based Section 6

• Both PHAsplan to apply fin-additional rental assistance certificates and seek special purpose
vouchers to assist the elderly and disabled

• Neither housing authority expects to build new public housing units between 2000 to 2005,
and neither has facilities that are in such disrepair that demolition would be appropriate.
HACA officials doixytrulectodispoatiofcof ^
housing authority; neither, however, has plans to do so.

• In addition to providing voucher mobility counseling, HACA plans to implement a voucher
homeownership piogram during 2000/01 to increase the assisted housing options.

• NHCD administers two Section 8 substantial rehab certificates that will expire in 2002.
These certificates provide rental subsidies to four Austin families. Given no new Section 8
centificatesarebeing sought, this program isin the process ofbeing transferred to HACA.

Expand Support Services to Facilitate Movement to Next Stages of Housing
Continuum

_ One of the tenets ofHACA's mission is to "break the poverty cycle by serving as a catalyst for
• curiesidcntstobecomeecoaxmcallyself-sur&dent*1 Toward that end, HACA is strengthening

tfie following programs, among others:

~ * Referral Services. HACA assists residents by hosting on-site employment recruiting sessions,
r distributing information regarding job openings, and notifying residents about job training
! opportunities. All of these activities were strengthened starting in FY 98/99 when HACA's
f* Community Development staff provided an average of260 direct services and referrals per
r DKrcrth, An average of 500residmtspCTnron^

education classes,parenting classes,andj6bretentionworkshops.

• \foluntary Self-Sufficiency Program. Over the past year HACA expanded its Family Self-
: Sufficiency (FSS) program for Section 8 residents, introducingtheprogram to Conventional

Public Housing residents. The FSS program coordinates resources for residents who are
; coimnittedtobeccraii^nxlepe^
. and54Secn\>n8faim1icshaveerirouedfatte

! FainirySelf-SufBdencyEscrowAccountasanincer^vetop
agree to become free of public assistance within 3-5 years.

* • Workforce Van Project. HACA. tfaeCapital Area Workforce Development Board and the
Capital Metro Transportation Authority have formed a partnership to provides free door-to-
door transportation for residents who attend programs at the Capital ofTexas Workforce
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Centers, The service even allows residents to drop children at day care along the way. The
program assists about 40 residents per month who receive case management, job training
andjobplacementservicesattheWorirfbrceCenteis. ; 1

• Adult Education. HACA is successfully making adult education more accessible and
convenient to residents. Adult Basic Education (GED) classes are now provided on-site at ; i
the Thurmond Heights, Chalmers Courts, and Bouldin Oaks facilities. HACA offers jj
scholarships to pay for the cost of enrolled residents* GED testing. Currently more than 40
residentsareworidngtoobtaintheirGEDs.

Welfare to Work Efforts. Last fiscal year HACA brought together over 1 00 organizations
and agencies to form the Austin/Travis County Welfare-to-Work Coalition. The Coalition . .
has grown and wiUbeoonw increasing important inbu^ I
housing residents in becoming independent of public assistance. Currently, 1 1 2 resident
families ate being served by a Welfare-to-W>rk program. r i
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For the purposes of Ibis Plan, homelessness is defined as:

• Persons who do not have a fixed residence ;

• Persons who are sleeping in places not meant for human habitation such as cars, parks,
sidewalks, and abandoned building

lterSjtra^
persons.

Homelessness Austin's Homeless Population
/Emergency

Shelter j^estiimt^3»625homeie^a^k»you^
M . - County on any given day. Overthecourseofayeai;1henumberofhomelesspersonsh"vingin

the community rises to 6,000. Variousfectors,includingthereluctanceofindividualstobe
identifiedashoine]ess,Knritatasmo^
requirements, and themobUity and diversity ofhomeless persons makepredseestimatesof the
homeless population difficult The best estimates available, as cited above,arefiommel999
Homeless Services Survey conducted by the 1 999 HUD SuperNOFA Planning Committee.
Twenty-six area agendes serving mehorad
services and the average number of persons they serve on any given day as well as information
on the characteristics and needs ofhomeless persons. Survey data was supplemented with
information on homeless persons who are not currently receiving services from agencies that

Table2.28

I
Characteristics of Homeless Persons fn

On

Individuals
• Single Men
• Single Women
• Youth*
Total, Individuals

Families with Children
• Adults in Families
• Children in Families
Total, Persons in Families

Total, Homeless On Given Day

Austin/Travis County
Any Given Day (1999)

# of Homeless
Served

6ii
220
104
935

503
'823
1,326

2,261

# of Homeless
Not Served

533
225
144
902

178
284
462

1,364

Total # of
Homeless

1,144
445
248
1,837

681
1,107
1,788

3,625
• tncludej homelasyoutfi. gena-olfy aged 13-23, who an not oceompanltd ty a parent or guardian and do mtthave
dependent children or a spovsei
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homeless youth were abused, abandoned,neglected or pushed outoftfieirhomesbefore their
17th birthday. Many youth experience emotional timimalinkedwimcircuinstancesthM
themtoleavetheirfeinilyorfostercare. HonielessyounirnayrKComeinvolvedmprostitution,
other criminal activity and/or substance abuse that make placement in permanent housing
difficult Specialized support services are necessary forhomeless youth to find andmaintain
stable housing.

Primary Homelessnessisacomplexissue. Therearemanyreasonsapersonbecomeshoineless —
Factors sud^enlossofemployment,ser^trationfromthemu4t^

Contributlna "icot^untcc£^su'3sta^
. HrtmA Mintotwocategories:(l)lackofincomeand(2)healmproblerri^

lOSSness LaCk Of income

A recent HUD study ofhomelessness found that homeless persons are among me poorest in
the nation. Overall, the incomes ofhomeless people average half the federal poverty level,
largdybeouisetherffimarysourceofiirameiOT
— Supplemental Security focome (SSI) for single adults and TANF for femilieswimchildrea

Theprimarybarrierstobetterpayingjobs formosthomelesspersonsare low educational
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conduct outreach to "street homeless" and by shelter providers. Given the nature of
homelessness, these estimates are conservative.

Adults and Families. Half of Austin's homeless are adults who are not part of a family or
couple. While the majority of homeless single adults are men (62 percent), there are more
than 400 single homeless women estimated to be Hving in Austin at any given time. Families 1
constitutetheotherhalfof Austin'shomdesspopulation. Almost l,800personsmfamiUesare «-*
homeless on any given day, and almost two-thirds of which — more than 1,1 00 persons —
are dependent children, , I

An increasing number of families experience recurring homelessness. Because of the lack of . .
afibrdablehousing,lx>mdessiarniU^ ! I
permanent housing. Ixwrwymg jobs and lackofsuffidentoom^^
particulariyaflbidablechfldca^ • j

Some of these are persons whose resources and support networks are so fragile that they fell
in and out ofhomdessness throughout the year. Others may be passing through the City, on : j
their way to another destination. For some people, homelessness is a short-term crisis. For J
others, it becomes a persistent condition.

Youth. Approximately 250 youth living without any parent or guardian are estimated to be -J
homeless in Austin on any given day. Whfle some are as young as 13yearsold,mostarel8-
23 years old. There are slightly moreboys (60 percent) than girls. Many homeless youth have

*-*
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levels and limited job skills. HUD found that 38 percent ofhometess persons have less than a
high school diploma as compared to 18 percent of the overall population. The average
Temporary Assistance forNeedy Families (IANF) recipient in Travis County is estimated to
function at a fifth grade level inreading andmath. Homeless persons who do find onployment
typically work in low paying retail or service sectors, or mrough area "day labor** programs. In
additional to limited educational and job skills, homeless women with children face an additional
challenge of finding and maintaining affordable chfldcare.

Behavioral Issues

Substance abuse and mental illness are primary contributors to homelessness. Over half (61
percent) of the homeless population is estimated to suffer from alcohol or substance abuse.

youth report that 42 percent use drugs on a daily basis.

Local and national data suggest that as many as one^urdofthehomelesshaveasevereand
persistent mental illness. National data from the U.S. Department of\feterans Affairs indicate

Chart2.9

Single Street" Youth
•7%

Chfldica in Panics
15%

Victims ofDomcstic
Violence "

28%

Seriously Me
19%

Guoofc Substance
Abuse

10%

Duafly Diagnosed
(both substance

abuse and serious
mental illness)

11%

Veterans
2%

Persons with
HIV/AIDS

1%
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that 30-40 percent of homeless single men are veterans, many of whom suffer from post
traumatic stress syndrome. Approximately SO percent of persons with severe mentally illness
also experience substance abuse problems—so called "dual diagnosis." These individuals
have extensive need for multiple social services but difficulty in accessing mem due to mental
disabilities and mistrust of the system.

Domestic violence is a common cause ofhomelessness for women. Local providers estimate
that 30-50percentofhomeless women are victims ofdomestic violence. Personal and financial
crises, such a loss of a job, unexpected major illness, divorce or eviction, can also precipitate
homelessness from those who are living on the edge of poverty.

Although several factors typically drive someone into homelessness, only the primary factor
contributing to a person's homelessness in Austin are reflected below.

HOUSlng HIJDrecoinmendstocommunitiesdevelopaflexfo
Assistance for a^o^usNs^supporiveservicesforh^ Austin/
11- i«-.—. i« Travis County's continuum ofcare includesall of the components recommended by HUD,
fl^Ck rî ilinf l̂̂ 4^4*
M ^ i v viww. ^though some areas are stronger than others. The diagram below shows the relationship

TOO WOntmUUm betweenmesecomponentsandhowhomelesspersonscanmovefiomonecomponentto
Of Car© Model another. AbriefdescripticnoftheimHvidual components follows.

Prevention: Prevention services include onetime crisis intervention services to people in
immediate risk of losing their housing, as longer term assistance to help people develop the
skills and resources they need to avoid homelessness.

Outreach, Intake & Assessment: Austin/Travis County has multiple intake and outreach
efforts designed to identity and assist homeless persons. These programs target the "hidden

JVustin/TravisG

Prevention (

*
O« treach, Intake,

Assessment

Emergency

t _
MH

juntyContfnuui

Transitional
"^ Housing

t
Snppordve Servlcei

nof

/
<

Care Model

Permanent
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homeless" and "hard to serve" with the goal of engaging them in the services they need to get
off the streets. Current intake and assessment efforts include developing centralized intake and
data coUection systems to improve to^

Emergency Shelten Emergency shelter isshorttermsheltCTprovidedp^^
to the streets. Austin/Travis County has several emergency shelters, most targeted to specific
subpopulan'ons including single adults, families with children, victims of domestic violence, youth
and pregnant and parenting teens.

Transitional Housing: Transitional housing is longer term housingthaushelter,but generally
limited to 6-24 months stays. The purpose of transitional housing is to help homeless persons
makethe transition from shelter to permanenthousing. Transitional housing programs pro vide
case management and services to support homeless persorisar^ferrulies during this transition.

Supportive Housing: Supportive housing is permanent bousing for persons with disabilities.
The housing is provided in association with supportive servfccsfl^en^lepersonswithdisabilities
to live as independently as possible in the community.

Permanent Affordable HonsIng:Permanent housing is the ultiniate goal of the continuum of
care for homeless persons. This housing may be provided through the private market, or
Ihrough public sources.

Supportive Services: The purpose of supportive services is to provide homeless persons
withtheskiUsandassistancetheyneedtotransitJonoutoflKraelessness. Supportive services
should be avaaabletohomeless persons at all points in the continuum of care — from the point
of intake, to shelter, to transitional bousing and, if necessary, even in permanenthousing. The
primary areas of supportive services available in the Austin/Travis County continuum of care
include:

•EducjtipjQ. To provide individuals witb the sldHsmey need to secure employment and to live
independently in the community.

• Job Training and Placement. To help people secure employment that pay a living wage.

• Case Management. To help people assess needsT develop goals, identify resources, and
iiavigatethroughouttbe system of services available in thecommunity.

• Child Care. To allow people to secure and maintain employment

• Child and Youth Programs. To break the cycle ofhomelessness bv helping the children of
homdess families and homeless young adult achieve their foil capacity.

Substance Abuse, Mental Health and Health Care Services: To help people get to a
level wherethey can work toward self sufficiency.
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Table2.29

Housing Needed by Homeless Persons vs. Existing Supply (1999)

Emergency Shelter
Need Sapply Gap

Adults

Youth
Persons fa FamiSes

TOTAL

583 246 337
144 10 134
571 179 392

1,298 435 863

Transitional Housing
Need Supply Gap

588 154 434

53 2 51
697 534 163

1,338 693 648

Supportive Housing
Need Sapply Gap

263 102 161

20 0 20
170 27 143

453 129 324

J
bl
u
u
•J

Supply and Thel999SurveyofAustinHomeIessProviderscolIectea^
Demand Of (^a£eacyshelter,transitionalhou^
HOUSlnO for ne^a^^ca%^^^^°fsl^^ou^g^*ecOTnmu™ty- Theesumaledneedforhousing

fha Hnmplatft telowreflectsthenumbCTofin&viduals;therx>u^
currendy available and underdevclopmenL

Emergency Shelter

Definition. Overnight housing provided for homeless individuals and families is emergency
shelter.

Inadequate Supply. Hiere is a critical lack of shelter space to servehomdesayoum ami families.
Emergency shelter providers report more people being turned away. In 1998, the two primary
providers of shelter for families turned away over 3,000 women and children due to lack of
space. Youth face extremely limited options for safe, secure shelter. Family shelters may be
reluctant to serve teens due tdUabik'tyissu^ Asa
result, there are only a limited number of shelters available to teens in the area. Pregnant and
parenting teens face additional barriers to sectiring emergency shelter and siqjport services.

Area Providers. The Austin Resource Center for the Homeless provides motel vouchers for
eightfamilies and four adultsejqwrieodngmedical emergences each monfli. CasaMariandla

families) have 30 beds each. AustiVlravis County Mental Health and Mental Retardation
Center, Safe Havenprovidesl6bedsforchronicallymentallyill. Community Advocates for
Teens and Parents provides 17 beds for pregnant teenagers or teen parents. LifeWorks
provides !6bedslOTyouth,mcludmg4f^^
domestic-violence. The Salvation Army operatesihe largest facility (224 beds) for any homeless.
Another homeless shelter is under construction that will serve an additional 100 men each
night Numerouslocal churches also open theirdoors to thenee<h*estresid^ntsdiiringex(reme
weather conditions, and Salvation Army also expands its capacity during these periods.

u
j
y
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Table2.30

Gap Analysis: Homeless Needs Vs. Existing Supply (1999)
Estimated Current UmnctNeed/ Relative

Need Invmtory Gap Priority

L

r

INDIVIDUALS

Beds/Units

Supportive
Services
Slots

Snb-
Populations

Emergency Shelter '
Transitional Housing
Permanent Supportive Housing

Total

Job Training
Case Management
Substance Abuse Treatment
Mental Health Cans
Housing Placement
Life Skills Training
CUtdCarc
HealthCare
Chronic Substance Abusers

• Seriously Mentally 01
Dually Diagnosed
Veterans
Persons with HIV/AIDS
Victims of Domestic Violence
Youth
Other

(727)734
(641)646

_J283)290
(1651) 1670

865
176*
1159
1217
1706
1395

-
1509
243
615

' 3 6 4
70
45

104
248
(48

256
156
102
514

100
650

14
344

84
161
-

43
205
180
298
62
35
71

104
79

(471) 478 High
(485) 490 High
(181) 188 High

(1137) 1)56

765 Medium
1114 High
1145 High
873 High

1622 Low
1234 Medium

- -
1466 Medium

38 High
435 High

66 High
8 Medium

10 Medium
33 High

144 High
69 Low

includes homeless street youth

PERSONS WITH FAMILIES

BeoVUnhs

Supportive
Services
Skrts

,

Sub-
Populatfons

Emergency Shelter
Transitional Housing
Permanent Supportive Housing .

Total

Job Training
Case Management
Substmce Abuse Treatment
Mental HcahhCare
Housing Placement
LifeSkflls Training
Child Care
Healthcare
Chronic Substance Abusers
Seriously Mentally HI
Dually Diagnosed
Veterans
Peoons with HIV/AIDS
Victims of Domestic Violence
Youth
Oflier

(576) 569
(697) 672
(170) 158

(1443) 1399

481
532
218
285
537
499

(834) 837
(1470) 1400

105
77
46

3
6

(879) 829
552
121

179
534
27

740

23
429

1
117
24

220
288
25
85
42
30
3
2

606
397
112

(397) 390 Low
(163) 138 High
(143) 131 Medium
(703) 659

458 Low
103 Kgh
217 High
402 Medium
513 Low
279 High

(546) 549 Kgh
(1445) 1375 Medium

20 Kgh
35 Medium
16 Medium
0 Low
4 Low

(273) 223 Mgh
155 High

9 Low
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Transitional Housing

Definition. Tranationalhousmg programs provite
usually from six to twenty-four months, to help homeless individuals and families make the
transition fiom homelessness to self-sufficiency .It is a critical resource inpartbecauseitpwvides
uherecentiyhomelessanaffcidableplacetoUve^b^ j 1
term support they need to break the cycle of homelessness. It provides intensive case *-*
management and referral to other services tailored to the individual's needs.

Inadequate Supply. Given the very low incomes of participants — many are victims of domestic
violence, unemployed, and recently homeless — governmental support of such programs is , .
essential. The supply in Austin is inadequate to meet demand. Waiting lists for transitional II
housingprogramsare growing. Space for families and youth arc at a special prenmm Families
onthe waitmglistforSafePIacecanwaituptoayearforassistance. Overall, SafePIace serves i

Jone out of four applicants for housing assistar»cfcHousmgneedsoflx)mdessyoumandn)ose
in foster care who are turning 18 are not adequately addressed. Finding housing for pregnant
teensunderage 18 is especially difficult The demand for transitional housing may further
increase as more youth age out of foster care, and the impact of welfare reform places more
families at risk ofhomelessness.

Several actioiisriave reduced the amount of av In 1997, ~*
the Gty transferred ownership of seven units of transitional housing in St John's neighborhood
to a nonprofit organization. Although these properties continue as affordable housing for low- ;
income persons, they are no longer available as transitional housing. The City of Austin also
closed the area's largest transitional housing complex, Monarch Apartments (36 units), in . .
1998forbadlyneededrenovations. Due to excessivecosts,howevei; this property iscurrently J
slated for sale. Additional transitional units are a rdority of me City, but flie closures of these
facilities fimherredu<^ a lirrjt^ . ;

The lack of transitional housing was identified as an important community needby both residents
and stakeholders in the assessment of community needs. Though survey respondents
overwhelming chose more affordable apartments and homes as the critical priority, additional '_
emergency shelter and temporary housing ranked in the top half of community needs.
Stakeholders from emergency/homeless service providers and testimony at public hearings
ericouragedmeCtommuraryl^elopment —
more eligibleresidents.

Area Providers. . **

SeveralAustmorgaruzafc'onsoperatesucce^ The City of Austin
sur^ortsanurnber ofmem, including: *"

• Youth Works (formerly American Institute for Learning, a program that provides
counseling, educational and employment assistance to youth and adults lacking basic skills. *-
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AIL provides comprehensive case management, and supportive to homeless femilies living in
their 16units of transitional housing.

Austin/Travis County Mental Health and Mental Retardation Center operates several
facilities serving residents with chronic mental illness and mentally retarded persons.

BlacJdand Community Development Corporation, a small, community based organization
fbnnedtoievMzeatow-iiKameiieii^^
The BCDC owns and operates 14 units of transitional housing for homeless families.

Caritas of Austin, a nonprofit organizations providing direct assistance and homeless
prevention services to low income residents. Ihrou^^eirconiprehensivecasemanagement
program for single adults and femilies, Caritas leases 1 5 units in the private market for use as
transitionalhousing.

Community Partnership for the Homeless, a program that owns and operates seven units
of transitional bousing for single adult, homeless veterans.

UfeWorks, an organization formed through the merger of four agencies providing youlh and
family services. LifeWorks provides 19 units of transitional housing with supportive services
to homeless youth and young adults.

igarjizationprovidi^
treatmentarjdhousingservicesforhomdesswomenan^ Push Up
Foundations operates a 3 1 -unit transitional housing complex for these individuals.

SafePlace, a program serving women and children who are victims of domestic violence.
SafePlace is unique in mat it provides up to 3 6 months of assistance with intensive counseling
and assistance for clients. SafePlace currenflyoperates a 29-urattransitkmal housing complex,
and recently received HUD funding to expand this housing.

* SafvathnArny— Passages Program?aw\tebc^
providing comprehensive case management and assistance to homeless adults, youth and
families. Through an agreement wilhtheHousing Authority of the City of Austin, Ihe Passages

. Program accesses approximately 60 units of subsidized rental housing per yearfor program
participants. These unte are provided through the Ci^
Assistance Program. • • • • • • ' . .

Permanent Supportive Housing and Supportive Services

Definition. As discussed in the overview of the regional housing market, Austin is facing a
severe shortage ofhousing for very low-income residents. While the area's strong economy
has increased levels ofhousing production for moderate and high-income families, little of the
new housing will address the needs of low-income persons. The lack of supply impacts the
entirehousingcontinuurn. WltfoutnewaffordablehomesaiKlaparta^
persons through services — from shelter to transitional housing — is slowed. Clients who
cannot find permanent affordable housing remain in transitional housing and services as they
search. This prevents persons from moving out of shelters to transitional housing. Likewise,
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those living on the streets cannot get into a shelter because of the backlog. While the lack of
affordable housing has not yet stopped the flow ofhomeless persons through the system, it has
ratainlyrrcsentedchaUengesmhelpinghom

Inadequate Supply. Homeless shelters and transitional housing providers report increasing
difikuftymfindmg affordable At the same time, the number
ofhomeless tamilieswithchildrenisgrowmg. The lack oflow-cost or subsidized housing in
the community, especially for persons with special needs, is a critical factor. Competition tor
theliirritednumberofsubsidizedhcusin^ V&iting lists for public housing
and Section 8 rental assistaiice adnnrater^^
numbermorethan2,000. Homdesspersonstk«addition^baniersmaccessingaflfordable
housing because of the fact that they have been homeless. Many do not have any recent rental
history that they can provide as a reference. Those that do usually do not have clean histories.
Others may have criminal convictions crpoorcraJft that disqualifies them for
Finally, many do not have the up-front funds required to cover the first and last month'srent
andasecurity deposit

Changes in admission preferences by the Housing Authority of City of Austin (HACA) also
reduced opportunities tor permanent housing for transitional housing graduates. Congress
eftmmfltednaticnd priority categ^
to set local prefererK^fcracceptingiesidents. HACA r» longer indudeshomeless individuals
or families as a preference; the elderly, disabled and those displaced by natural disaster are
consideredpriorityplacements. The Travis County Housing Autrxmrystaiincludeshomeless
persons as a preference, but has fewer housing units and vouchers available.

Table2.31
Single Individuals
(including Youth)

Need Supply

Health Care

Substance
Abuse
Job Training

Case
Management

Orild Care
Mental
Health
Housing
Placement
Life Skills
Training

1,509

1,159

865
1,764

-
1,217

1,706

1,395

43
14

'100

650

-
344

84

161

Penoni in Families

Gap %Necd
Unmet

1,466

1,145

765
1,114

.-
873

1,622

1,234

97%
99%

88%
63%

-
72%

95%

88%

Need Supply

»1,470

218

481
532

*834

285

537

499

25
1

23
429

288
117

24

220

Gap */*Need
Unmet

1,445

217

458
103

546
168

513

279

98%
100%

95%
19%

65%
59%

96%

56%

"Persons in FamlSet " includes adult heads <f household, except on those categories denoted wftft an "*".
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Table 2.31 shows data from the 1999 homeless survey on the type of services needed by
homeless persons on any given day. Data listed under the category ofNeed" reflect the total
numberofyots"OTviatsrequiredtomeetthenee^
the category "Supply" indicates the existing capacity of available services per day. Please note
thatthenumberofavailablesupp^
forhomeless individuals.

As indicated, the largest gaps in services for homeless persons are in substance abuse treatment,
health care, job training and housing.

Emergency Background. The basis of Austin's five-year strategy for addressing homelessness is a
: . Shelter comrtfehensiveplaimiogeffortledby&^

Transitional & F<»rce.Establisl^bymeA\istinCityCo^
:D . charged to develop a comrwherisive plan for addressing fc^
Permanent andservesastheoffi^planningbodyonhomelessnessforCAN.
Supportive

HOUSlng TheTaskForce's 1 996 Comprehensive Plan for Addressing Homelessness in Austin/Travis
Strategies County.along-rangestrategicpIanfOTpreventm^

ajxlsJxrt-tOTngoals^fllHnggapsmareabDmelessserviccs. The plan serves as the foundation
forstrategicplaimmgOTihcmdessissuesm
1997 prioritizes services recommended in the Comprehensive Plan and recommends
implementation options for each subpopulationofhomeless persons in Austin/Travis County.

TlieserepCftsspurredQxi[K£toa<k)ptuieH^
in April 1 998, with the goal ofhelping homeless persons achieve self sufficiency while also
irrqxovingthequaKty oflife in Austin/Travis Onmty. It differs fiom me plaris^howeve^m that it
is more specific in recommending locations, providers, and funding for each of the
recommendations. In addition, fcelmtiau'veincludesstrategtesmatre^
pan of individuals who choose not to take advantage of services, but repeatedly engage in
criminal behavior. ;

The self sufficiency component of the Initianwismeflbrttoprovidethecrit^
persons need to make the transition from the streets to financial irklependence. In the second
year of implementation, many of the recommended services are already underway. These
include the expansion of substance abuse treatment ̂ homeless adults and the construction of
anewemei^encysheltersforrKMnelessadLihsandfemiilies. ScIfSuffidaicylnitiativestnathave
yet to be fully implemented include the development of more transitional housing for homeless
families and Single Room Occupancy housing forhomeless adults.

; The plan also emphasizes personal responsibility. A recent study of public order crimes in
Austin foundthat one-quarter of public nuisanceoffensesarecc^i^tted by homeless persons.
Among those who were repeat offenders, two-thirds were homeless. Under the Homeless
Self Sufficiency and Responsibility Initiative, homeless mdividualswhodonottakeadvantage
of existingprograms, and repeatedly commit pubUcnuisariceaiulcrnTunal offenses, wfll be held
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Continuum of Housing Services
• Homeless, Emergency Shelter and Transitional Housing U

accountable. To achieve this, the City is developing more effective approaches to deterring J
criminal activity. These approaches include establishing a Community Court that can refer
repeat misdemeanor offenders to necessary social services. Last year, the City received the J J
legislativeapprovalrequiredtoimpl^^ Li
October 1999. Another City initiative, giving judges me authority to hold upgrade repeat
ClassCirusdemeamroffenderetoahighers i I
The City is now considering recommendations to change its zoning downtown in order to ^
ensure compatibility between services for the homeless and local business.

The Homeless Self Sufficiency and Responsibility Initiative represents a substantial financial
investmenton the part ofthe City and County to expand services that homeless people need to : ,
becomeselfsuiricient Perhaps more imrwrtant, the Initiative rias helped unity many o^^ j
constituents on the issue of homelessness. Through careful planning and negotiation, and
exteiisive discussion and pi&lichearmgs on the pro^ [ i
build a shared commitment to the goals of the Initiative among all sectors of the community. jj
Thesegoalsarereflectedinttwfiveyearstrategiesoutu^edbelow:

Prevention

Thegc^softheCcmprehensivePlanfortftsc^ • 1
^J

• Maintain and expand current pievention programs.

• Increasethe effectiveness cfcumntr«venticii efforts through
cooperationamongserviceprDvidersandtfaeadditionofservicess

Outreach/Intake & Assessment J

' The goals of the Comprehensive Plan for ibis component of the Continuum are:

• Improveplannrngaixia<xes3toservicesbyprovidmg
and developing a centralized intake and data collection system.

•'.Bring services to the client, through anenhanced mobile outreach effort.

Emergency Shelter

ThegoalofmeComprehe^vePlanfOTthiscomponentoftheContinuum^

• Develop additional emei^encysheltCT to ad^
single adults, shelter for families with children, and shelter for youth.

. «TheHomelessSelfSuffidencyaiKiRespOT^
: :gc»albydevelopinganewshdterfor41iardtosenre^homelessmen>cc-lo

resource center and health clinic. The Initiative also recommends expanding shelter for
sless&nuies and expanding existing family shelters.
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Transitional Housing

The goal of the Comprehensive Plan for this component of the Continuum is:

* EjqpandtheavailabiKty oftransitional housing with case managsment to help homeless sin^e
adults, families, unaccompanied youth, and persons with special needs make the transition
to permanent housing.

• The Homeless Self Sufficiency and Responsibility Initiative recommends addressing this
goal by developing 68 new units of transitional housing for homeless families.

Interim Rental Assistance

Along with programs to spur private investment and increase housing production, continuing
to provide rental assistance to very-low income individuals continues to be an important use of
federal grant funds,

* Tenant Based Rental Assistance. TBRA provides rental housing subsidies and security
deposits to eligible, very low-income homeless families. Eligible families are working toward
self-sufficiency with the aid ofacasemanager. Monthly assistance averages about $600 per
femily, but does tK^exceedthcdifferencebetw
income and the City of Austin rent standard for mat unit size. In fiscal year FYOO/01, nearly
80 percentofthe assistance went to fanulies earning 30 percent orless of the median income.
The remaining 20 percent went to fimjilfeseanimgbetween3Iand50percentofme median
income.

* Section 8. NHCD administers two Section 8 substantial ichab certificates that wiUejq^m
2002. These certificates provid^ rental subsidies to four Austin families. Given no new
Section 8 centificatesarebeing sought, mis piograui is in the process ofbeing transferred to
HACA.

Permanent Supportive Housing

The goal of me Comprehensive Plan for Ibis component of the Continuum is:

• Provide additional housing with casemanagement and supporaVe services tohdp homeless
persons with special needs live as productively and independently as possible in the
community.

Permanent Affordable Housing

The goal oftheComprehensivePlan for this component of the Continuum is:

• FullyutiUzeexistingresoiircesanddevelopnewapproachestoprovid^
housing for persons who are at risk ofhomelessness and formerly homeless persons who
are ready to live in permanent housing.
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• Hie Homeless Self Sufficiency and Responsibility Initiative recommends addressing this jj j
goal by developing at Ieast20unitsof Single Room Occupancy Housinginthearea. !

Supportive Services U

The goal of the Comprehensive Plan for this component of the Continuum is: ' 1

• Develop an accessible continuum of services that provides homeless persons with the
comprehensive skills, assistance and support they need to transition out ofhomelessness. ' ]

• The Homeless Self Sufficiency and Responsibility Initiative recommends addressing this
goal by increasing funding to address the most critical gap in services: substance abuse , ,
treatment for homeless men. j|

' - ' Q

J

J
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Housing Issues Facing Particular Populations
• People Living with HIV/AIDS

Demographic In 1999therewereanestimated]^02peopleHvingwidiAIDSinAustin£lipbleMettDpolitan
Profile Aiea (EMA)» approximately 5,000 persons who were HIV positive and another 44,000

individuals at higjh risk for HIV infection. Based on a recent needs assessment the number of
persons living with AIDS in the Austin area is expected to be over 1,400 by 2002.

fflV/AIDS grants and City/County general funds provided 20 different kinds ofHIV-related
semcesto2354unduplicated clients tbroughseveral agenciesduringl999.Ei^ity(8p)percent
of those served were male, nearly half were white, 73 percent were between ages 30 and SO,
72 percent were single individuals, and 74 percent earned incomes below $ 10,000 annually.

Critical ThepopulationboomandconsequOTtii^
HOUSlna fomgwthHIV/Aros.Overi7percentoM

•^ Jl a 1999 Needs Assessment survey indicated Aey had beenhomelesswithinmepasttwoyears.
Theyhaveseveralpressinghousingneeds:

• More affordable rental apartments. In many ways, PLWH/As have needs for rental assistance
and affordable rental units similar to other very low-income Austin residents. In particular,
PLWH/As who children haveadifficult time finding suitable housing.

• Short-term rent, mortgage, and utility payments. In addition to having very little financial
cushion, PLWH/As who seek services tend to haveunpredictable medical coverage and
unpredictable health circumstances that create needs for short-term housing assistance.

• Housing with supportive services. As indicated, those who seek services tend to be single
wimfew family supports. Instead, housing arrangenieotsrrmstrTOvidefliatsuppCTtmpardcula^
riousfflgfbrpeisar&diialry^ttagnos^
difficult to find. Nearly 50 percent of injecting drug users living with HIV/AIDS said they
have been homeless wthin the past two years.

Persons living with HIV and AIDS are living longer withtheaidofirr^irovedrnedicationsand
medical care. This good rtews in combination with iixasasin^y successful outreach programs
arourdhousingassistancehasputan increasing strain onKmitedassistanceresources.

Table 2.32

Demographic Profile of City/County Residents Served
by HIV/AIDS Related Programs, 1999

Gender

Male
Female

Total

80%
20%

100%

Ethnicity

White
Black
Hispanic
Other

48%
29%
20%
3%

100%

Age

0-29 years
30-50 years
51 years-t-

17%
73%
10%

Fnmfly

One
Two
Three
Four*

100%

Size

72%
14%
7%
7%

100%

Income

$0-59,999 74%
$10,000420,000 16%

>S20,000 10%

100%
Source: Ttxas Health and Human Services Commission, Fiscal Policy and Research Division
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'
HOUSlnQ Funding priorities for addressing these and other needs of the HIV/AIDS community areset jj i

AssIStanC9 byfteAustinAraCbmpfthensiveHIVPta
Pronrams for —including PLWH/Aclients, HIV servicepr^^ ; I

PIWH/A* ^d^owsinsprofessionals—together formulate and execute:me EMA's response to the HIV/ Ul
KLWH/MS AIDScMengelTTieAustinOVavisCountyHeaWiandHumanSem

procures and administers grant funds on behalfofthe Planning Council i 1 \

yndorfeedirectionofthePlanningCoimcilandHHS, Austin Area HIV/AIDS organizations
provided totalOf$9.2miMoninHIV/AIDSprin^ : 1
services, housing, aiidsecoiidaryedu<;arfo^ •"* \
HOPV/A (Housing Opportunities for Persons With AIDS) grants accounted for $6.4 million
ardcommuniry HIV/AIDS service orgatdzatiori^
their own tundraising. Nearly nine percent or $828,000 went to provide direct housing and
emergency assistance, while approximately $368,000 (four percent) was used to provide • i
residential supportive services. jj

TTieprimaryprogramservingthehousingneedsoftheHTV/AlDScomraum ! i
Opportunities for People With AIDS (HOPWA). The Austin EMA HOP WA Program has J
three components:

•Emergency Assistance Program: providing short-termrer^mc^^ge,andutiKtypayments
toprwenthomelessnessofthetenamormortgagorofadwelling.

• Rental Assistance Program: providing tenant-based rental assistance, including assistance ;
for shared housing arrangements.

•Tenant-Based Housing with Supportive Services: providing apartment-style housing and an
arrayofsuppc^veservicesincMngmeals,nutritio ^
personal assistance, client advocacy, and transportation to/from medical or other social
services appointments.
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Housing Issues Facing Particular Populations
• The Elderly

Demographic Population
Profile

Austin is graduaUybecoming an older community, both through fee aging of existing residents
and in-migration of older residents from across the States. Hie elderly population increased by
8,625 between 1980 and 1990. By 1990,7.4 percent of Austin's population was over the age
of 65. Austin's growing popularity as a retirement destination for out-of-state residents has
made men and women over 75 years old the fastest growing subgroup of the sixty-plus (6CH-)
generations Austin. With the aging ofAe "Baby Boom" generation and continued in-migration
of retirees, almost one in four Texans will be sixty (60) years old or older by the year 2026.

Income & Poverty Rates

The income distributionofelderly Austhdtes showeda larger gap between higfc and low-income
residents than is seen across the country. About 57 percent of the area's residents 65 and older
lived on incomes below $ 15,000 in 1990,relative to 48 percent ofU.S. residents of the same
age. Yet, 17 percent ofthe area's elderly earned incomes of over $50,000 annually, relative to
only 8 percent across the natioa Census data for the year 2000 will be important in assessing
whetheruosepattemshavechangedoverthepastdecade. :

Elderly women tend to live longer than elderly males and fece lower standards ofliving as ftey
age. Just imdernine percent ofelderly males in the area live on inoomesbelowthepovertylrae,
vMenearfytwicetherateofelderiyfem^
13 percent of area residents o^ age 65 tive on moomebelow m^
nearly identic to patterns across the nation.

Table 2.33

Income of,Residents Age 65 and Older
Austin MSA Compared with United States, 1990

Less than $5,000
$5,000 to $9,999
$10,000 to $14,999
$15,000 to $24,999
$25,000 to $34,999
$35,000 to $49,999 ;
$50,000 to $74,999:
$75,000 to $99,999
$100,000 or more

Austin
MSA

9.1%
16.6V,
12.5%
18.5%
13.4%

: 12.6°/o
9,9%
3.8%
3.6%

100.0%

ITS
V0

6.7%
15.2%
11.1%
15.6%
363%

7.2%
4.7%
1.6%
1.6%

100.0%

Source: U.S. Bureau of the Census, 1990
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Housing Issues Facing Particular Populations i
• The Elderly J

CriHCQl A secure retirement depends on decent, affordable housing, adequate income and quality J
Housing healthcare.GOTeraUy,AmOTcansapproach^

thenation;threeoutoffowowntheirownnomes,an^ I |
sigmficant, are less Sequent than among yoxinger households. For seniors, however, reduced LJ
income and increasing frailty can place at risk years of financial, physical, and emotional
investmentinhomeandneigbborhood. '. \

This assessment of elderly housing needs in Austin is limited by the lack of specialized local
data.TotheextentthatAustm*solderreddentsrefl^ : I
dimensions arekey toprovidingsuitablehousingforolderresidents: J

•^brtia6i/ifK More than 74 milHcneJderiylrousdwlds—30 percent of all elderly households ' ]
—paymorethanSOpercentoftheirincomeonhousing. Over 1 million elders with low J
incomes or 7 percent ofU.S. seniors are in urgent need ofaflbrdable housing, as they spend
more than half their income on shelter. Roughly half of these are homeowners. Severely j ]
cost-burdened elderly homeowners include those who are paying off a mortgage and those ^
who own their homes free arjd dear biJt report problems meeting the otherhomeownership
costs. Morethanhalf of thoseinthe latter atuationhave incomes of less than$10,000a ! I
year. "

Austin's lower-income elderly—mostofwhomareonrixedincomes—facemanyofthe I
sameseriousaffbrdabiHty and surely obstades -•
discussed. - •

* Accessibility* Across the nation nearly 1.1 million elderly households report unmet needs
for home modifications. The incidence ofphysical fomtatibnsandflieneedfijrjnodifications
toaddres^themiiKreasessharptywithage-Onem
SSorolderneedsnnKtionalmodificationstotheirhome.

• Safety and Soundness. According to the Texas Department ofiluBian Service six per^
o^exasseniorelivedmhousmgthatne^ 1999. One-third
of those lived in severely substandard dwellings mat pose a threat to their safety and welfare.

Table 234

Poverty Rate of Those Age 65 and Older
Austin MSA Compared with United States, 1990

MSA us
Males Living Below Poverty Line

Females Living Below Poverty Line

Total Age 65+ Living Below Poverty Line

8.7%

16.0%

13.0%

8.4%

15.8%

12.8%
Source: U.S. Bureau of the Census, 1990.
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The worst housing conditions affect homeowners and renters alike. However, older
homeowners are much more likely to have the financial resources to address their repair/
rehabilitation needs. More than three-fourths of the severely inadequate units occupied by
the elderly are owner-occupied, but 40 percent of these homeowners have annual incomes
or financial assets in excess of $25,000. On the other hand, 55 percent of severely affected
' renters have annual incomes of less than $ 1 0,000, no significant assets and little capacity to
find better housing at market rents. Fortunately, most of the HUD-assisted housing for the
elderly in the Austin area is in very good condition.

and assistance needs. Individuals must be able to age in a setting that provides maximum
independence and dignity, while safeguarding one's safety and welfare. Accordingly, elderly
households must have access to flexible packages ofhousing and supportive services mat are
integrated and delivered in ways that have the greatest potential to allow residents to age in
place. Assisted living residences fill the service gap between living at home and living in
institutionalized care. These properties off
mesecurityofon-sitehealthcareandothersupportservices.

Emphasizing community care alternatives and allowing residentstostaymtheirhomesaslong
as possible is the most cost-effective option. The Department of Human Services reports
thatintheir fiscal year ending February 1 997, Medicaid assisted 64,030nursingfecility clients
at an average monthly cost of $ 1 ,7 1 1 per client, while Community Care services assisted
95,924cUentsatanaveragemonthtyco$to
continued independence is equally significant A 1992 survey conducted by the American
Association of Retired Persons found mat 85 percent of elderly persons wanted to live in
their own home as long as possible, after which they preferred living in an environment that
retains, as much as possible, the qualities of their own home.

Consequently, builders do well to produce homes that can grow with their owner 's aging
needs. NrtoiuVdc^abuifeCTeateainorecoimnera
consumer saves money during a time when his or her financial life tends to become less
secure.

Housing * Afibrdabtftty. Severdofmehousmgprogramsb'stedmSectionn,B.2andn.B.3represent
Assistance for effortstomcxeaselhesupptyofaffaa^lera^

the Elderlv ofthemedianmcome.VMeirottargeteddire^
' benefitolderAustiniteswtofacesmousto

• Accessibility. Older residents who fece accessibility obstacles similar to those of the disabled
directiybenefitfromthcHousmgprogram^ 1. In Austin, fiieArchitoctural
Barrier Removal program assists fiieeUeriy and Disabled wimmese kinds of modifications.
Unfortunately, the current waiting list means a delay of roughly one year. As the Austin
population ages, the demand for such programs is expected to increase.

residents with incomes below 50 percent of the median income. The program provides
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Housing Issues Facing Particular Populations
• The Elderly

emergency repairs to assist the area's elderly with rehabilitation needs that represent an j
acute crisis or represent a health and safety hazard. For more on the program, see Section
ILB.1. I I

• Appropriateness. In recent years, both the private and public sectors have begun to
respondtotheneedforaltemativesbetweennoassistan^ • .
1997 and 1998, Texas led all states both in the number of elderly housing properties and J
total unit capacity being built—60 projects and 5,879 units in 1998. Of these, 76 percent
ofthel998developmentswereassistedlivingfacilities. ; j

•' ' ' . J

• ' ' • • ; • ' • • . ' • • . . . v • " ' . ' u
• . - . . . : ' . • • . L J
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Barriers to Safe, Affordable,
Accessible Housing

Previous sections described the inadequate supply of affordable homeo wnership and rental
housing. While the inadequate supply is a barrier in itself, this discussion focuses on several
barriers to increasing the supply, as well as the affordability barrier created both by inadequate
supply and poor credit

Austmisfecmgseriousafibrdabflty
several barriers to expanding that supply are quickening the pace of price escalation.

Availability L*ck of Affordable Land with Utility Services

uriL^
^d March 2000 that the lack of land appropriate for residential development was a critical

Land obstacle to affordable housing development — particularly for new multi-family rental
development Finding land with uti%acccsshasbecomeincreasin$yrroblem
pushing up the cost ofland in Austin and consequently pushmgdevdopmentouttosuTrcamding
areas.

Rising landpricesmakein-fill developments cost rrohibitrve unless developers can birildpFOJects
withmorethan one unit per site. AMay 1999 sto^corKluctedby students at the University of
ItocasSchodofAictttecturcfbinri
— fiom$1.10and$3.10per square foot Only higher density development can absorb the
impact of such cost differentials and remain affordable.

Environmental Factors

Austin's natural environment also drives up the costofliousing;theclaysoilsfbundpriniarily
castofMoPac-Loop l,fOTinstaiK*,requiremorefoundationworkto
time, adding to the cost of construction. The hills to the west have a strong rock floor but
overlay the aquifer. Land costs, private land use restrictions and City policies to protect Austin's
water source have restricted the ability ofhomebuOders to create more dense, and thus, less
expensive, housing in that area.

These natural factors and protective policies consequently increase the development costs in
sensitive areas due to lower allowable densities, larger lot sizes, and the construction of water
quality and detention ponds, while the accommodations for building on clay soils increase
development costs elsewhere.

AcomnK>nmememtherwbUc*smputfortm'sConsoh'datedPlan — from citizen surveys to
Impediments testimonyatpublichearingstostakeholders-- was the need fcraAfitionalaffixdable apartments

and homes. Yet, nonprofit and for-profit developers ofboth single and multi-family housing
face several regulatory obstacles to producing affordable apartments and homes in Austin,
Consultations with developers and builders corroborated recent reports by the Real Estate
Council of Austin and the Texas Capital Area Builders Association mat highlight the difBcuhies
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ofdevetopingrealestateintheCity.Delaysinappn>vals,ft^ J '
developing complicated at market rates. For many developers/builders who provide lower i
cost homes, these additional costs are often prohM ; 1 !

and Rental Market sevens, regulatory impediments torn J :
are also summarized below. .

Cost of Delays In Permitting Process

Developers must work with several City of Austin departments to gain final approval of their
projects. Developers often report an inability to obtain both timely responses to applications
and comprehensive initial review of development plans. These communication breakdowns
cause significant delays that force developers to hold land or to redraw plans, while bearing i 1
the increased carrying costs of the project (e.g. acquisition and construction interest, taxes, *•*
insurancearidunTities).AccoMingtoaiecentu^
theTexasC^MAraBufldersAssoaatio^ J
amount in which all plans for a 50-lot single-family subdivision are processed in Austin. In
contrast,processmgtmiesarcclosertosixrio , ,
eightmonthsmCedarPai^andoneyearmPflugerviUe.!^ [J
formal survey of municipalities and developers conducted by TxCABA in 1994. Informal
estimates provided by the City's Development Review and Inspection Department put the < i
averageapprovaltuTieat335daysforasm£e-tair^ J
estimates for multi-iarnily site approval put processing time at an average of 157 days.

City Fees J

A December 1998 report from the Real Estate Council of Austin compared real estate ; ]
development feesm Austin withsweralotherTexasd^ J
highest development fees fbrbo&sin^e-iarniryand multi-tamiry developments when conipared
to Dallas, Houston, San Antonio, Round Rock; and San Marcos. Austin's development fees,
onaverage,rangefixmi20tol20percerthigh^
Austinfiom other cities include: .

• parkland dedication fees;

• regional stonnwaterdetenrion fees;

• capital recovery fees for water and wastewater;

• engineering review and inspection fees for development in an easement orright-ofway;

•fecmlieuofon-siteriltrationpondswito
construction); and

•buildingpermitiees. ' : : r > ; : . ; '

review and inspection in particularmake development inAustinmorecostly.'Whentotaled,
: : Austh*3feesforsingle-familydevelormientexc^edthesecoi^

by $688 per lot Total fees per lot in a hypothetical 15 Wot project were $4,163inAustinJ
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Similarly, Austin had the most costly fees for multi-family development, largely attributable to
fees in lieuofwater filtration, parkland dedication fees and building permit fees. Perunit, Austin
charges $1,776 in fees for a project that in San Marcos ~ the city with the second highest
multi-family fee levels—would cost £701 per unit in fees.

Zoning

1 . Homogeneous Land Use .

Zoning practices that encourage homogenous use of land and uniform lot sizes make the
devetopmentofaffondablek>us^
districts—originally intended to preserve pubfchealnilyinsuringmjnimum distances between
incompatible uses—make it difficult to provide housing at a range of prices in the same

: development Unfortunately, such zoning districts have becomemore and more specialized and
exdusive-PresOTptrvezoningcategori^
givenTOnmgdistrictSuchumformpat^^
for niany areas while concentratmg it momfiK^
by surrounding property owners due to the perceived impact of a high concentration oflow or
moderate-income residents. In addition, a developer or neighborhood may add restrictive
covenants, deed restrictions or subdivisionplat notes that inake affordable housing mpossible
based on lot or building size.

The Zoning Change Process

' A large parentage of affordable housi^
ormobilehomedevelopments. IntheCity of Austin, each of these uses requires a specific
zoning district Ifthe existing zoning is not appropriate forthe development ofaparticulartract,
a zoning change is required—an event that few developers consider likely given Austin's
process. Zoning changes entail at least two public hearings—one by the City's Planning
Commission and one by the Austin City Council. Neighborhood associations, residents and
businesses located within 300 feet of the planned development requesting a zoning change
reccdvenotice ofthe hearingsarid those within 500 feet are oorisidered an mterested party. Any
of these individuals can sign aneigjibomoodpetition oty'ecnng to the zonmg change. A super-
majority of iheCfcundl(sa of sevenm^
petition. Ot^mezonmgapprovaiproc«ssbecomeshi^ypoUtidzed. While reasonable
concerns regarding traffic, flooding, impacts on schools and the environment are paramount
andmusibe; addressed, many for-profitandnonprofitdevelopers expressed concern that the
approval process be as impartial as possible.

MuM-FanrilyZontng

The lack ofland zoned for multi-family use was cited as a particular impediment to aflfoidable
multi-fan^ development mAustiaWhm
(he number of available multi-family lots are few, developetsmcreasin^ycooosetobuildniulti-
feinily development in other cwnmunities where the zoning allows for increased density ofboth
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Accessible Housing -1

homeownership and rental development A balance between the need for rental housing and [J
historic preferences forsingle-femily zoningmust be strackifAusmiistomcreaseitssi5Jplyof
affordable rental housing and curb the rapid escalation in rental rates. I I

Mjntrnupfi Lot Sizes

Minimum lot size requirements also work against the provision of affordable housing by J
increasing land costs for what is considered buildable land Such requirements have become
standardized over me years and yetarelargdy based on a subur^^ [ ]
xrwdd.Whflerhinimumlotsizesrna^ -I
diversity ofhousing types and, in older areas of the city, hinder redevelopment and in-fill.

- ' . ' . . . ' - . ' • - . ' . ' ' ' . . • " . • y
Aff Ordabllity "Hie 1999 Community Action Network report, Through the Root: A Report on Affordable

Homes in Austin, prepared m conjunction with the City of Austin^ Nd^boihoodHousing and ! |
Community Development Office, describes critical factors preventing many residents from LJ
finding affordablehousing. This section draws largely from that report with more recent
infonriau'on from market analysesand public input '1

Lack of Affordable, Accessible Units

Renters

Thecostofrentalhousmgcontimiestobear • j
Despite the addition of over 26,000newmulti-femily units duringthe 1990s, absorptionrates -J
remainhighartd vacancy rates low— droppmgto less man less man thteepercentinDecember
1999. to turn, average rents mcxeased an average of seven perce^ 1990 I
arKn999.AveragerOTtsfbranewumtnow;rangefrom J

a new 3-bedroom apartment The average two-bedroom, two-bath apartment rented for .
$872 in December 1999. J

Families earning over 60 percent of the median income were generally able to afford rental
houstngin Austinin 1999 — thatiSjiftheycouldfindanavaHableumt — butfemfliesoftwoor
more who earn 50 percent of the median income could not afford the average rent for a
suitabry^izedapartment FarniUes earning30perc^
forafamilyoffow,facedaneveairKTOseri^^ _,
63 percent of then- monthly income toward housing if they paid the average rent for a two-
bedroom, two-bath apartment in Austin. In the current market, they could afford a monthly
rent of $4 1 5 — sufficient to rent the average efficiency unit but only one-third to one-quarter —
the rent for a larger apartment with sufficient space for a family of four.

. . Low-income renters typically have three options: 1 ) find a unit renting for a price they can — .
afibrdonthecpenrnaiket,2)firdaum^
on iheir income, or 3) find a voucher or other means of supplementing the amount they can
afford to pay in rent Without subsidies, new units do not provide increased housing choices "
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illustrated, finding units with subsidized rents is also difficult given current demand. Trie public
housing authorities currently havecombined waiting lists of 6ver2,000femiliesfijrpublic housing
and over2,000 families for Section 8 tenant-based assistance.

The elderly and the disabledface particular obstacles finding affordable, accessible units when
vacmcy rates are so tow. Ttoughb(^piMcho^^
for the elderly and the disabled, options in theprivate rental market are extremely limited. HUD
provides specific assistance for their housing needs through competitive nan'orial programs, but
these fimds are scarce. The Section 811 program that creates units for low-income elderly
residents fimds only 75 units locally and Section 202—a program to provide housing for the
disabled—provides only 203. The City of Austin operates a model program in barrier
modification, but applicants can wait as long as a year to be served due to funding constraints.

Homeowners

Low and moderate-income homeowners face similar difficulty finding affordable homes for
sale. The dry of Austin no longer captures the majority of single-family new construction in the
metropolitan area. Nearly 70 percent ofu« single-family housing production in the metropolitan
area during 1998 occurred outside the City ofAustin. A review ofhoraesfor sale inDecember
l999showedtrmtofthe350hcmeson1hemaA^
with 60 percent being offered between $ 100,000 and $ 160,000. Very little of the new home
product is available in lower price ranges. Only seven new homes were avaflablebelow $100,000
compared to 25 percent priced above $250,000. Over the nextfive years, the annual demand
forunitspricedbelow$91,000isexpected to be961 units—almost 52 percent of the total
projectedmarketdemand—whileonty25newunitsareprojectedtobeavailablemmisprice
category (\3percerAof1hesupply).

Credit Problems

though people earning more than 50 percent of the median family income quality for
homeownersrup,riianyobstaclesstandintheirway. Prospective homebuyers must first qualify
for a mortgage based on their income and credit history. Many carry too much other debt to
qualify. Though bom the City of Austin and the State of Texas offer assistance with down
payments and closing costs for low-income families, many cannot these programs because
credft card debt, past banknip^
amortgage. . : . .

Sub-Prime tending

Unfortunately some lenders capitalize on the constraints feeing low-incomefemflies by making
subprimemortgages. Subprime lending programs charge higher interest rates or added points
up front if an applicanthas poor credit or higher risk collateral. In these programs, rates can
varyby 3 percent ormorebetweentheprinrKborro
toarecentaiialysisofleiKimgiiiformati^
and a survey of area lenders, most lenders with a strong presence in low-income and minority
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Accessible Housing -LI
census tracts in the Austin-SanMarcos MSA are manufecturedhomelendas,subprimelenden jj
or have programs that allow them to qualify ostensibly high risk borrowers at ahigher rate. It
islikely,therefore,thatborrowersmW-incomeandminoritytractsare ; |
home mortgage loan.

Subprime lending is r
subsequent discussion ofhousing discrimination.

forrepainting without proper safeguards. To a lesser degree, children are exposedtolead
mrpugh me inhalation of contaminated household dust

Other less common lead sources inachild's envirbimientmcIiKleIead^»ntanTinated drinking
water, iflead solder and/or lead piping were used in the water systems of the child's home.
Lead can also be present in the glazes of imported ceramic tableware, in old and imported
toys or furniture painted with lead-based paint, in die clothing of parents whose work or
hobbymwlvesMghleadlevelSjaiidevenhom

National and Local Contamination Levels

Between 1991 and 1994, the U. S. Department of Health and Human Services (HHS)
administered lead-screening tests to a representative sample of children ages one to five as
part of artationwidehedth survey. HHS estimated that in 1997 about 4.4 percentofchildren
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Subptimelendingisrelatedtoleixlmgdiscriniination—a barrier documented more fully in the i 1

Lead-Based The Problem J

. . . . . Lead poisoning is a preventable condition, and yet is one of the most serious environmental • j
Contamination healththreatstochildrenacrossthenatioa Despitedramaticreductionsinbloodleadlevels y

over the past 20 years, lead poisoning continues to be a significant health risk for children
under the age of six whose developing nervous systems are particularly vulnerable. Many * ]

-Jt
results can be irreversible if not detected early enough. At extremely high levels, lead can
cause coma, convulsions, and death. Atlowerlevel^leadcancausereductionsinattention ' 1

^
Because most children display no obvious symptoms early on, the best way to detect the
conditionisthroughabloodtest j j

Sources of Contamination

LeadwasamajorrngredirattonwstrnteriOT ""*
ardwasstfflusedmsomepaintsuntil^SjWlKnthere^^ ,
Sin*leadhasbeenremovedfromgasoKne;ho^^ ' 1
systems, the greatest danger to young children remains lead-based house paint Lead fiom
peefog paint oftmcontamirates dust ard I
tfaeirnonnal play activities. Interior household dust is also contaminated by lead-based paint J



inthatagegrouphadharmfiillevelsofleadJntheirblood.In 1996, the AustinHravis County
Health and Human Services office reported that 4.9 percent of area children ages one to five
hadhannfullevelsofleadintheirblood :

. : • Children in tow-income families who live in older housing with deteriorating lead-based paint
areathighestriskfOTleadpdsonin^
Nationally, almost 1 2 percent of children ages one to five who are receiving Women, Infants
and Children (WIC) benefits, and more than 8 percent of^edicaid-^nrolled children between
one and five, have harmful lead levels.

In the Austin/Travis County area, only 5.7 percent of children are being screened for lead
poisoning. As a preventative measure, parents with small children must be encouraged to have
their crrild(ren) tested. Hie Austin/Travis County HealfliarKJHiirnan Services Departrnentalong
with the Texas Department of Health plan to make a series of public ;service announcementsto
encourage that this testing be done for all children under six.

. ForfurtherMorniationregairiinglead
please contact Dr. Otuka or Steve Harris, Planning Epidemiology Area, Texas Department of
Health (5 1 2-707-3233 or 800-588- 1 248) or Virginia Everett, Austin/Travis County Health
and Human Services Department (512-469-3269).

N6W HUD In the past, any applicants for rehabilM^
Lead-Based prosp^TCpurctaseisoffe^^

Paint Prov"^^m^OEI1^<^r58an^
r> i i scheduledibrrehabiKtationmrou^anyof^
Requirements craclang,scah^g,r^liiig,cMppingorloosepamL
for Federally-

funded HUDhasrecenflyissuednewi^uiiementsthatwilldram
HOUSina abatcment ^^ notification proceeds for many projects funded under the Community

Dc^OP11^0* Block Grant (C35BG), the HOME Investment Partnership program, Housing

Project-BasedaixlTenarjt-BasedAssistanc^
The new regulations also impact lead-paint testing, abatement and notification inpublichousing.
Prohibitions against dangerous metlkxis of removing paint inthesepropertiesalreadiytook
efFectonNovemberl5>1999>birtthercstofthercgulatoryprovisionst^
1 5, 2000. A copy of the new regulation is available on me Internet at wwwJiud.gov/lea, or by

HUD estimates mat compliance with the regulations will increase rehabilitation costs by an
average cost of $200 pCTHUD-assodatedumt^

the regulations. NHCD expects to pursue a portion of these competitively-awarded funds in
me next two years.
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Accessible Housing J

The new Lead-Based Paint (LBP) rule will Jikely have a material effect on the NHCD*s
residential repair and rehabilitation programs. TTie DownPaymenl Assistance (DPA) Program,
meRentalHousingDevelcpmertAssistance(R^ : |
(EHR)^ogram,theAichitecturalBarrierRemoval(ABR) LJ
Rehabilitation Program (HMRP) and the Community Housing Development Organization
(CHDO) program could all be affected The rule changes will require a higher level of risk j
assessment, clearance and worker safety responsibilities for each housing unit assisted with J
federal funds.

The following fectors will affecttheCity*9 ability to facilitate housing repair and rehabilitation -*
activities under the LBP rule changes:

• New levels of state/federal mandated LBP licensing, certification, training and notification |J
arerequired for construction companies and their subccBJractcis.constwction workers and
program intake and construction start : 1

• Depending on the level ofLBP identi6ed in homes, preliminary estimates could increase
ichabffitation costs as much as $10,000peruiut^ i

• Currently, there is an extreme shortage of qualified, licensed and/or certified technicians, -*
construction contractors and testing facilities necessary for complying with the new rule
changes. J

• Construction contractors may have greater difficulty obtaining liability insurance for LBP
activities. . . : |

• IncreasedpCTunitcostsmaydecreaseye^

• Based on project costs and projertfeasM : I
available for homes requiring substantial LBP abatement "^

During FY 00-01, NHCD will conduct more extensive research and cost/benefit analysis on
the effects of the LBP rule change on the existing housing repair and rehabilitation activities.
Tteanalysisinay necessitate fheimplem
to projected unit production goals and cost estimates during the fiscal yean

HUP haa established a national pool of funds ft> subsidize the implementation offce regriaticns.
( NHCD expects to pursue a portion of these competitively-awarded funds in the next two
years. IftheGtyissuccessMmobtaiiwganawar4po
providing subsidies for required LBP training, licensing and certification for contractors and
stafi;devdopingaLBPKabiUryinsur^^

: affected hpusingrepair and rehabilitation programs.
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Housing Discrimination

Since 1995, the U.S. Department of Housing and Urban Development has required
governmental jurisdictions to complete an Analysis of Impediments to Fair Housing as part of
the preparation of the Consolidated Plan. The analysis, prepared under contract with NHCD,
examines socioeconomic and housingtrends for the City of Austin, as well as public and private-
sectorpracticesfl^impacttflirboxisingopportunities.

The Analysis oflmpediments to Fair Housing will be published in its entirety in June 2000. The
•. foUowmgdiscussionsummarizeskeyfairrŵ

Faff Housing FarrhousingisbasedonuiebeliefmataUpeople — regardless of race, color, national origin,
LOWS and rcHgian»fen^dstatus,disabiHtyandsex — ^uldriavemeopportunrtytochoosewherethey

wa^to^wl^ette^^(^SC:"mi^

-• Federal Fair Housing Laws

Fairhoustng policy is the cubninationof more than a century of important public policy precedents.
The following are only some of critical federal fairhousing laws.

_. Fail-Housing Act of 1 968

— Title VmoftheavilRightsActofl968(alsorefenedtoas1heF
prohibits discrimination based on race, color, religion, sex, or national origin in the sale and

: rental ofhousing units. Unlike previous fair housing policy, the legislation applied to the entire
~ housing industry from brokers to conventional lenders to builders, with few exceptions.
- • Specifically,fteActprohibitedtriefollowingactivities:

— • Refusing to sell to, rent to, deal or negotiate with any person on the basis of race, color,
. . religjonornational origin •

[_ * Disoirninaiingmtheto
graceperiods)

• Discriininfltmgbyadvertisiiigto

* MisrepresentmgmeavailabiUtyoflwiisingfcTrer^

: •"Block-busting'* — scaringr^^ibcihood^intosellmgorrentbgpixjpe^
'1nvaded"bynmxmtyork)W-mooniegroups

* "Steering" — - a. common real estate practice that steers minorities toward minority-
concentr^edndghbortwodsairi

• Discrimination in financing — denyingorcreatingdifTerentstandardsforhomeloansby
| conventional lenders or insurers

\ • Denyingorrestrictingac<»sstorealestateservices,suchasm
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Housing Discrimination

^^^^^^^^^^^^^^^ J
The FHA of 1968 was a major landmark. It had limited effectiveness, however; because it
gave HUD litde enforcement authority, authorized suits by the Department of Justice without
authorizing any criminal penalties, and left me burden of proof on the complainant j ]

Section 504 of the Rehabilitation Act of 1973

mtendfag to bring people with disabiKtiesrotomer^^
prohibits discrimination on thebasis of disability in any piogiaui or activity conducted by the
federal government or receiving federal financial assistance. The scope of the 1 973 Act was ; I
far-reachmg,butimevenimpl^ J
meFairHousingAmendmentsActofl988aaimeAmericaraw
referstoSection504forgtidaiKeonacces$ibiIfy I j
Section 504- related to fair housing include:

• Ifaperscflwithadisabiufo meets the qnfllifi^ [ |
504,s/hcmaynotbedemedthebeMfitbecauseonier/hi3disability. l-J

• MyentiryrecttvragfederdfundsmustmakeMrcason^ — including ; i
changes to policies and procedures, and structural alterations — to ensure that qualified J
people with disabilities are able to live in the housing.

. . • i
• Entities receiving federal funds are required to operate the housingsuchthatitisreadily ' !

accessibleandusableforpeoplewithdisabilities.

• Atleast5percentofthedweningunitsmhousmgcovei^bySection504mustbenilly : I
accessibletopeoplewithmobflitynnpairments. -*

• If structural modific^tinns are necessary toensiTOrea<ryaccessibiHty,mcriMjdh1can'ommust ; I
bemadeatthelandknd^seqjenseurJessitiniposesundu^ _J

*PubHchousingauniorities(PHAs)arcieqiiitedt6ensure . .
8 vouchers and certificates reach eligible people with disabilities. . J

• PHAsarealso required to include acurrentUsting of accessible units wheaissuing a Section
Sc^ficateorvouchertoafemilyinwhichatleastonepersonhasadisability.

FairHousing Amendments Act of 1988 .

TheFakHousingArnendmentsActof 1988(the 1988 Act) added physical and mental handicaps
and familial status to the list of classes protected from discrimination, significantly bolstered
HUD*s enforcement power and mandated certain accessibility requirements. For example, ^
geneiaUy all mxdti-famfly covered dwellings constmcted for oc^ 1991
musthaveatleastoneacc«ssfolebiiUdmgent^
accessftle;ar^aUdoorsshouldbcwideenou^tOEKXotnmoda^ Li^itswitches, _
electrical outlets, thermostats and other envnonmental controls must be in accessible locations;
bathroom walls miist be reirifon^ to alknvfcr the r^^
andkitchensmustbedesignedtobeusabletopeoplemwheelchairs, —
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_ UndertheActadmmistrstivekwjudg^
and $50,000, significantly enhancing HUD's enforcement capability.

_ Americans with Disabilities Act of 1990

Signed into law in Jury 1990, the law provides comprehensive civil rights protection for people
— with disabih'tiesm employment, pubHcse^

telecommunications. The Act also provides clear and enforceable standards. The relevance of
the ADA to residential housing is a gray area of the law. Because the ADA covers public

~ accommodations, common areas of residential buildings, such as rental offices or sales offices,
need to meet accessibility requirements.

"" Local Fair Housing Ordinance

_ The City of Austm has a Fair Housing Ordinan^
fetal f^rwusir^ statutes, A^^
generally provides the same type of protection and relief from discrimination as its federal

_ . counterpart As with HUD, the Commission must investigate alleged discriminatory housing
1 . . practices and attempt to sesk expeditious contitta^

complaint, the Commission determines whether discrimination has or is about to occur and
— refersthecasetomejudicialsystemifmevio^

systeni,dvUi>erialtiescanrangefrom$lO,0(X)to$50>000 plusreasonablelegaltees,court
costs and other equitable relief.

Note that the City *s Fair Housing Ordinance includes protected classes not covered by its
federal counterpart. As part of the 1981 Ordinance, amended in 1994, the City extended

r"~ equal bousing protection to people regardless of then- age, creed, status as a student, marital
; statusorsexualorientaticm.Thus,akxjadcrmjmt>ero

L_ opportunity in theCSty ofAustin than in the country at large.

The State Of FakhoiBinglawshavebeenaneffectivetoolto
Fair Houslna Y^^dal^5C£refi^OT£^kou^g(tf^^y impedimentsto^housingmAustiiLSeve^

below.

Discrimination Based on Race or Ethnicity

flome Loans

Under the Equal Opportunity Credit Act and the Community Reinvestment Act (CRA),
consumers are to have feir access to credit, mclud^ mortgages aM home unpiovement loans.
TheGlAisspetific^yaiiriedaipwen^ —me practice of refusing to lend in or
provideservicestoparticulari^ghborrKKxJsbasedonrac^e^
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Housing Discrimination ^
M*

other than creditworthiness. The Home Mortgage Disclosure Act (HMDA) requires lenders J
to report demographic information on every residential loan applicant and loan. Analysis of
1998HMDAdatarevealedthefollowingpattems: { 1

J

White

Black

Hispanic

AsianfPacific

1996
Denial
Rates

23.3%

42.3%

48.6%

11,8%

1996
Denial
Ratio

1.00

1.81

2.09

0.51

1997
Denial
Rate

25.2%

46.2%

51.1%

13.0%

1997
Dental
Ratio

1. 00

1.83

2.03

0.51

1998
Denial
Rates

23.3%

47.8%

49.1%

12.8%

1998
Denial
Ratio

1.00

2.05

2.11

0.55
Islander
Source: Ttxas Contmvnty Reinvestment Coalition, Home Mortgage DlxlosurtAct Data, I996>1998
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metropolitan area increased more than 12percentbetween 1996and 1998,thenumberof j
homepurchaseloansmadetoblackappUcantsacl^aUydeclinedfixm 1,095m -J
in 1 998. Loan applications from black residents actually increased slightly during ftis period,
from2,409inl996to2,448inl998. .

The average size of home purchase loans increased for all racial/ethnic groups between
1996 and 1998, though theaverageloansizetomiiwritiesremainlowerthataveragelo
to white applicants. In 1 996 loans averaged $87,000 for black applicants, $74,000 for
Hispanic applicants and$108lOOO for white applicants. By 1998, these values had climbed
to $90,000; $79,000 and $ 1 1 2,000 respectively.

Inl998tblacksandHispamcswerctrwrethantwicea^
loanintheAustin-SanMarcosMSAaswhites.Inl998,applicationsfrom23percentof ; |
whites were denied, while nearly applications from nearly 48 percent ofblacks and 49 J
percent ofHispanics were denied. As shown below, the disparity in denial patterns appears
to be increasing for black applicants. ! ]

Surraisingry, disparities in denial rates wM^
andAtHcanAmOTcanapplicantsarenotmuchn^ : j
loanflian lower-income white af^licanls. Yet, highcrincomeArncan Americans ardHiqpanics
weremorelikely thanhi^ierincome whitestobedeclinedaloanbetwecn 1996 and 1998,
with theriighest income black applicants (earning over $100,000armiially)e3q>eriencingthe
largestdisparities.AfhcanAmOTcanseammgovffS
with the same income to be denied a home purchase loan, and three times morel^
whites to be denied a mortgage refinance orhome improvement loan.

Table 2,36 _ ' _ _ ' .' .

Mortgage Denial Rates, Austin-San Marcos MSA, 1 996-1 998
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Table 2 37

Black and Hispanic Denial Ratios by Income, 1998
Austin-San Marcos MSA

Income Level

Under $25,000
$25,000-549,999
$50,000-574,999

$75,000 - $99,999
$1001000andabove

Income Level

Under $25,000
$25,000 -$49,999
$50,000 -$74,999
$75,000 -$99,999
$100,000 and above

Black
Home Purchase

Denial Ratio

1.18
. 1.48 .

1.86
1.70
2.08

Hispanic
Home Purchase

Denial Ratio
1.17
159
1.97
2.01
1.91

Black
Refinance

Denial Ratio
1.62
2.16
2.15

2.61
2.91

Hispanic
Refinance

Denial Ratio
1.55
1.97
1.79
1.84
253

Black
Home Improve

Denial Ratio

133
1.61
2.17
2.91
2.70

Hispanic
Home Improve

Denial Ratio
1.37
1.53
1.78
1.47
1.43

Source: Texas Community Reinvestment Coalition, Home Mortgage Disclosure Act Data, 1996-1998

• Mirny fcadMocd banking institute
tracts that are low-income or minority-dominated. Additionally, minorities are
dispixipoilionately denied homeloansby conventional lendinginstitudons. Instead mostlendeis
with a strong presence in the Austin area's low-income and predominantly-minority
neighboihoods are niamufectured home lenders, subprime lenders or have programs that
charge higher interest rates and points up front to ostensibly high risk borrowers. These
programs charge interest rates up to 3 percent higher than conventional lending programs.
Consequently, many low-income borrowers are forced to borrow money for home loans,
home improvement loans and refinancing atmuchhigher costs whh less desirable terms, or
are denied access to loans entirely. ;

Home Insurance

According to the Office ofPubHcIrisu^^
across Texas continue to evaluate prospective consumers by underwriting guidelines that may
be unrelated to risk. OPIC found that in 1999,53 percent of insurance companies in Texas
denied applicants policies because of the age of their home, down from 75 percent in 1996.
Additionally, OPIC found that 57 percent denied policies due to "lifestyle" choices (those
perceived to be negative), up dramatically from 15 percent in 1996. Similarly, 62 percent
denied polidesb<xauseofthelocationofthehome, unchanged txom 1996.
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OPIC also reported a correlation across the Austin area between the racial concentration of a
neighborhood and insurance availability in that neighborhood In other words, as the minority
population of a zip code increases, the likelihood of an owner-occupied home being covered
by standard homeowners* insurance decreases. OPIC's study determined that there was a
45.7% correlation between race and insurance availability.

Discrimination Based on Disability

The Austin Tenants* Council (ATC) reports that allegations ofTwusingdiscriminationbasedon
a disability have shown a steady increase in the Austin metropolitan area. During the 1994/
1995 contract year, ATC reported that 25.8% of its reported cases were disability-related.
By December 1998 complaints based on disability had risen to43%ofthe caseload, and by
the endof 1999 they compn^ 48% ofthe complaints. Tte
ofhousing discrimination allegations by protected class, as documented by the ATC FHPEI
from April 1,1996 to March 31,2000.

u

u
il
u

Chart 2.10 .

Fair Housing Complaints by Protected Classes, 1996-1999

Race

Other*

B1993-99

D1997-98

01996-97

J
J
J
J

80 120 160
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As occupancy rates rise and landlords have a larger pool of potential renters from which to
chose, disabled renters face increased difficulty accessing suitable housing.

Participants in afocus group of disabled residents higJJi^ited the need for continued feirhousing
enforcement, as well as the need to educate landlords about accessibility laws and other Fair

: Housing requirements. . .

Fair HOUSing Austin Human Riehts Commission

Advocacy &
Appointedby the City Council, the Austin Human Ri^rts Commission consists of llvohmteer
commissioners who represent the various r^
isdiatgedwiminye^gau^complamtsbfdiscrirni^
housing. AHUD-cettifiedFairHousingAssistanceProgram(F^
also acts as an advisory body on nondiscrimination policies, conducts educational programs
and investigates complaints of prejudice and discrimination

~~ UndertheFHAPpiograin,theHumanRightsCom^
housinginvestigation of all complaints arismgwfthmtheAustincityKmits — previouslyhandled
bytheStateCtaim^ononHunianRighls.^

'~ the Commission, a notice of that complaint is served to the alleged violator within 1 00 days,
and the conciliation or settlement piocessbegjns. Only if an agreement is not reached does the

I Commission conduct a full-fledged investigation. If a finding of violation occurs after the
investigation, the Commission issues a charge and a second attemptatconciliationismade.If
this process is unsuccessful, the complaint is sent to the City attomeywhomayproceedtofile

L ' • a law suit, • • • •

. TheCommissioneoq)ectstoseethenumberoffeirhousingcascsgraduaU
anticipate handling 35-50 cases in 2000.

i .
AustmTenants* Council . . . . , . • ;

>O)uncn(ATQpro\id^counselm^
saviccs related to housing discrimination, lai^ctr^
repairandrehabiUtatknandaffordablehousing.^^
including, among others, a guide to affordablehousing hi the Greater Austin Area and a

, homebuyer*s guide. They also provide an array of programs and services including a telephone
T counseling line to answer questions about landlord/tenant disputes, a bilingual in-housing

counseling servicefor fow-mconw tenants, metfation
L*

ATC's Fair Housing Program is a HUD-recognized Fair Housing Initiatives Program (FHIP)
thathelps anypetsonirithe Austin Metropolitan arcawhohasbeendiscruimaledagainstinthe

j- rental, sale, financing, appraisalcrinsuranceofhousing.C^ofAustmnmdssupportwalk-m
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for providing accessible housingunits over and above federal regulations.

- NHCD contracted with United Cerebral Palsy (UCP) to provide a referral service for
peoplewithdisabilitiestofiixlaccessftlehousiDg.Throu^aswve^
May 1998, UCP idenn^ed accessible and/or adaptable rental housing. Theyupdatethe

: • * list nwirthtyai^ provides ̂ cunentinfonnatira
organizations. Currently, UCP has approximatdy 200 apartment complexes in the Austin

.: area on the accessible/adaptable list UCP receives approximately 20 calls per month
re*paestmginfom^on on accessible a

- NHCD entered into a mdtifaceted ccntractwimADAPTtor^videtrainingandediKation
relatedtocUsabilityrigJits.Underthec6ntractADAPT conducts training forNHCD staff
and subrecipients on Section504,the Americans wifliDisabflities Act and o&er applicable

, disabSiryla;̂  developed educational^^
con^uc^aseminaronfairhousingrightsforpeoplewithdi^
based organizations; and provides expert witness testimony when needed, among other
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«J

I

counseling and training for renters. As indicated previously, ATCs Fair Housing Program J j
consistsoflTieFair Housing Education and OutieaAInidatrve(FHEOI)andTheFaffHousing
Private Enforcement Initiative (FHPEI). The FHEOI provides education and community ! j
tttireachonlairtousmgissuesaswGttascounsetin̂  -*
aresult oflack ofeducation. It also addresses the high denial rate ofhome mortgage loans for
areamuiorityapplicants, documents the lack o j
and provides counseling and advocacy for disabled persons lacking accessible housing. "^

The FHPEI documents and investigates allegations ofdiscrirninationinfcerental, sale, financing
or ar^raisalofliousing. Also aHUD-fundedpr^
i^gatestingmethodologytodocuniert ; i
and legal resources through the HUD Administrative Process or through litigation. HUD jj
nominated the ATC FHPEI in 1999 for aNational HUD Best Practices Award for their testing
and investigation ofa radal discrimination complaint inan Austin apartment complex. ; ]

Throughanew HUD program, ̂ ChopestoinCTease its partnership with me Austin Human
. Rights Commission to promotemoreeffecdvefeir housing enforcement efforts. .' ]

• The Voluntary Compliance Agreement In March 1995, ADAPT filed a complaint with
the U.S. Department of Housing and Urban Development (HUD)allegingthattheCityof
Austin failed to comply with the requirements of Section 504 of the Rehabilitation Act of
1973.Inresponse,HUDissuedaprelim^^ . n
"Vbluntary Compliance Agreement (VCA that was signed by the City of Austin, ADAPT, :|
and HUD in October 1997. The VCA has resulted in a variety of changes, several which

• f i j f l o w : ' ' ' . ' ' . ' . ' . . . . ;

- fa 1997NHCDamerdedtheFive-YearCfensoUdatedPIantomaloep«>vi -i
andadaptablerKtusingthrou^reotalandbomeownershipprogranis
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provisions. The focus groups conducted to inform this Consolidated Plan were also provided
under the contract

• The City of Austin Vtsitability Ordinance. Also as a result of the Voluntary Compliance
Agreement, on November 1,1998, the City of Austin adopted an amendment to the City
code requiring barrier-free residential construction of projects in which City funds are
expended Hie Visitability Ordinance reqinies the fbUowing five design features innew single-
femily dwellings, duplexes, and triplexes constructed with City assistance:

- One ramp or no-step entrance on an accessible route with an entrance door that has a
minimum net clear opening of 32 inches. It can be at the front, side or back of the house.

- First floor interior passage doors that have a minimum clear opening of at least 30 inches
and lever doorhandle hardware.

- At Ieasta36-inch wide level route through hallways and passageways throughout me first
floor of the dwelling unit with ramped or beveled changes at doorthresholds.

- Reinforcement in first floor bathroom walls utilizing lateral two-inch by six-inch or larger
nominalwoodbloctinginstalledflushwi&stidcdgesofwalls. The centoiine of the blocking
must be 34 inches from and parallel to the floor.

-First floor light switches, thermostats, and electrical panels no hij^ than 42 inches above
the floor, receptacles at least 18 inches above the floor, and outdoor electrical panels
adjacent to an accessible route with the same height requirements.

As a result of the Visitability Ordinance, the City hopes to increase the number of accessible
units, as well as decrease the isolation of people with disabilities and their families

* Fair Housing and Tenant Counseling. The City of Austin also allocates a portion of its
CDBG funds for fair housing and tenant counseling. With services delivered by the Austin
Tenant^ Council, these fuodsprovide counseling and laridlord/tenant dispute mediations to
low to moderate-income clients, as well as workshops on landlordAenant rights. The AFC
Housing Program—discussed inmore detail in mesubsequent Housing Discrimination section
—consists ofThe Fair Housing Education and Outreach Initiative (FHEOI) and The Fair
Housing PrivateEtn%cenientInra^tive(FHP^
l^k of accessible affordable housing fo
advocacy to assist disabled rxTSoreladdng a
TteFHPHdocumenteaixlirfvestigatesaBegati^
or appraisal ofhousing.

U.S. Department ofHousing and Urban Development

Hie Fair Housing Enforcement Division ofHUD's Southwest OfficeofFair Housing and Equal
Opportunity investigates and enforces fair housing complaints in Louisiana, Arkansas, New
Mexico, Oklahoma, and Texas. ThelMvisionalsomonitorsthenimiberjtypeandstatmoffair
housingcomplaintsfiledwJthHUDora"substar^

_ . .
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Housing Discrimination

Between January 1996 and January 2000,122feirhomingcomplaintsoriguiatinginTra\ds
County were filed with HUD or theTexas Commission on Human Rights. Approximately 17
percent of the cases resulted in successful conciliation. Nearly 15 percent were withdrawn [ j
afterai^lutiorLAlmostone-quarterofihecas« andlhe LJ
ronainderweredismissedforavarietyofreasons,

w
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Housing Goals and Strategies

Summary Of Program

DI ?#- HOUSING DEVELOPMENT
Priorities Owner-Occimled Housing

Priority Goal Addressed

Architectural Barrier Program
Emergency Repair Program
Homeowner Moderate Rehab Program
Homeowner Rate Buy-Down Program

First-lime Homebuver
Down Payment Assistance
Acquisition & Development
Community Hsg Dev. Organizations
Scattered Coop. Infill Program (SCIPII)

Rental Housing
Architectural Barrier Program
Acquisition & Development
Rental Hsg. Development Assistance
Rehabilitation Loan Guarantee Fund
Community Hsg Dev. Organizations
Scattered Coop. Infill Program (SCIP II)

Assisted Housing
Tenant-based rental assistance
Transitional houshg
Housing for People with HIV/AIDS

Homeless/Emergency Shelter
Shelter Operation and Maintenance
Essential Services
Emerg. Assistance/Prevention Services
Transitional Housing (Homeless)

High Createfretaln affordable housing

High Create/retain affordable housing

High Create/retain affordable housing

Medium Createfretaln affordable housing

Medium Createfretaln affordable housing
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Housing Goals and Strategies
______ U

Five-Year Reflectiveofthosepriorities.NHrohassetthefo^
Housing
Goals & Houslns Goal [I

Strategies Createand/orRetain5,OOOUnitsofA^^

That is, IfflCDwiU work to build suffidentcapatity by 2W^
production of 5,000units.

'Housing Strategies 1<J

ThefollowinghousmgstrategieswiUdriveNHC^'seffoTtstowardthel^ . 1

• Link housing services throu^i a continuum from homelessness to homeownership

• Increase the supply of affordable, visitable, adaptable and accessible units, particularly
rental units

• Retain affordable housing stock through rehabilitation and construction programs , I

• mcreasenoniedeTalresouicesmoidertocreateandretammo^

• Facilitate regulatory reform to reduce institutional barriers to housing development \

• Expandthecapacityofnonprofithousingdevelopers

wJ

y
: J
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